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This is the second edition of the journal to be published by the current Board. We wish to appreciate and acknowledge the encouragement and support received so far from several quarters, notably- The National Council of NIESV, our Editorial Advisers, 
reviewers and contributing authors. Based on our mandate, we set as our main goal-the 
production of a world class journal that would compare with-any professional journal globally 
in every respect. Our philosophy also remain~ that of making the journal to serve as a 
platform for cross-fertilisation of ideas between the academia and practitioners while 
encouraging collaborative research efforts between the two groups and thereby promoting 
scholarship and high level professionalism in the field of Estate Surveying and Valuation. 
In pursuance of our goal and philosophy as enumerated above, a number of innovative 
measures were adopted, details of which are contained in our maiden editorial and features 
of which are also contained in our maiden edition. We intend to continue to improve on these 
set measures in the pursuit of our main goal and philosophy. It was stressed in our maiden 
editorial that the achievement of the main goal requires the support of all and sundry which 
we also hereby solicit. 
A major issue which needs to be addressed is that of getting high quality publishable papers. 
We envisage a situation whereby at any given time we should have a large pool of well 
researched publishable papers that can support the production of two or three editions in 
quick succession. In this respect, we would like to specially appeal to our colleagues in 
academia and those in practice that have flair for writing to please support the Board in 
addressing the issue. 
We wish to state with all humility that publication in the journal should now attract desired 
rating for promotion to any level in our tertiary institutions in view of its current features and 
review process. In order to further sensitize our colleagues in tertiary institutions, the Board 
has sent five complimentary copies each of our maiden edition to the departmental libraries 
of all real estate schools in Nigeria. To our colleagues in practice, publication in the journal 
would also enable them to share their practical experiences with the larger society both 
locally and internationally. We are working assiduously towards a world-class professional 
journal, which we can all be proud of. Finally, the Board will welcome any suggestion(s), 
which could assist in the achievement of our avowed goal. 
0  
b j e c t i v e l y ,  t h e  n e w  l o o k  o f  t h e  E s t a t e  S u r v e y o r  a n d  V a l u e r  J o u r n a l  
p o r t r a y s  i t  a s  a  s e r i o u s  p r o f e s s i o n a l  perio~icaKl f a i r l y  c o m p a r a b l e  t o  
a n y o n e  g l o b a l l y .  O n e  c a n  o n l y  u r g e  o u r  E d 1 t o n a l  B o a r d  n o t  t o  r e l e n t  
i t s  e f f o r t s  i n  m o v i n g  t h e  j o u r n a l  t o  t h e  n e x t  l e v e l  o f  p u b l i s h i n g  m o r e  a r t i c l e s  
c a p a b l e  o f  s t i r r i n g  m e m b e r s  i n t o  i m b i b i n g  u n i v e r s a l  b e s t  p r a c t i c e s .  
M e a n w h i l e  t a k i n g  t h e  o p p o r t u n i t y  o f  t h i s  e d i t i o n  o f  t h e  j o u r n a l ,  l e t  m e  
r e i t e r a t e  a  c h a l l e n g e  t o  w h i c h  I  h a v e  b e e n  s e n s i t i z i n g  o u r  m e m b e r s  s i n c e  I  
a s s u m e d  t h e  " s e r v a n t  l e a d e r s h i p "  o f  t h e  I n s t i t u t i o n  a l m o s t  t w o  y e a r s  a g o .  
T h e  c h a l l e n g e  i s  f o r  o u r  c o n s u l t i n g  m e m b e r s  t o  m o v e  f r o m  t h e i r  p r e s e n t  
p e d e s t r i a n  s c o p e  o f  p r a c t i c e  t o  a  m o r e  d e m a n d i n g  b u t  r e w a r d i n g  l e v e l .  
A t  s o m e  f o r a ,  I  h a v e  b o r r o w e d  t h e  c l a s s i f i c a t i o n  o f  a c t i v i t i e s  i n  t h e  o i l  i n d u s t r y  t o  i l l u s t r a t e  t h e  i n t e n d e d  
c h a l l e n g i n g  a r e a s  o f  r e a l  e s t a t e  i n d u s t r y  s e r v i c e .  T h e  o i l  i n d u s t r y  h a s  t w o  m a j o r  s e c t o r s ,  n a m e l y  t h e  
d o w n - s t r e a m  a n d  u p - s t r e a m  s e c t o r s ,  w h i l e  t h e  f o r m e r  r e f e r s  t o  t h e  e c o n o m i c  a c t i v i t i e s  r e l a t i n g  t o  t h e  
r e t a i l  a n d  d i s t r i b u t i o n  o f  r e f i n e d  p e t r o l e u m  p r o d u c t s  w h i c h  a r e  l e s s  c o m p l e x  a n d  l e s s  t e c h n o l o g i c a l l y  
d e m a n d i n g ,  t h e  l a t t e r  a c t i v i t i e s  r e l a t e  t o  e x p l o r a t i o n  a n d  p r o d u c t i o n  o f  c r u d e  o i l .  O f  c o u r s e  t h e  
f i n a n c i a l  r e w a r d  i s  m u c h  h i g h e r  i n  p r o p o r t i o n  t o  t h e  i n h e r e n t  h i g h e r  r i s k  t h a n  i n  t h e  d o w n - s t r e a m  
a c t i v i t i e s .  
T h e  p r e p o n d e r a n c e  o f  a c t i v i t i e s  o f  m o s t  o f  o u r  m e m b e r s  o v e r  t h e  y e a r s  c a n  b e  d e s c r i b e d  a s  f a l l i n g  
w i t h i n  t h e  d o w n - s t r e a m  s e c t o r  o f  t h e  r e a l  e s t a t e  i n d u s t r y  a n d  s u c h  s e r v i c e s  l a r g e l y  c o m p r i s e  e s t a t e  
a g e n c y ,  v a l u a t i o n  a n d  p r o p e r t y  m a n a g e m e n t .  W h i l e  t h e s e  s e r v i c e s  a r e ,  n o  d o u b t ,  i m p o r t a n t ,  w e  
n e e d  t o  o p e r a t e  i n  m u c h  m o r e  i n v o l v e d  a r e a s  o f  t h e  i n d u s t r y .  P r o p e r t y  d e v e l o p m e n t  i s  a  m a j o r  
a c t i v i t y  i n  t h e  u p - s t r e a m  s e c t o r  a n d  b e c a u s e  o f  i t s  m u l t i p l i e r  e f f e c t s ,  w e  n e e d  t o  b e  s e r i o u s l y  
i n t e r e s t e d  i n  i t  a s  a  p r o f e s s i o n .  I n t u i t i v e l y ,  o n e  r e c k o n s  t h a t  t h e r e  m u s t  b e  a  p o s i t i v e  c o r r e l a t i o n  
b e t w e e n  t h e  s i z e  o f  s t o c k  o f  m a r k e t a b l e  r e a l  e s t a t e  i n  a  m i x e d  e c o n o m y  l i k e  o u r s  a n d  t h e  q u a n t u m  o f  
o p p o r t u n i t i e s  f o r  p r o f e s s i o n a l  s e r v i c e s  o f  v a l u a t i o n ,  a g e n c y  a n d  m a n a g e m e n t .  T h u s ,  t h e  m o r e  t h e  
s t o c k  i s  i n c r e m e n t a l l y  s u s t a i n e d  a n d  b u o y e d  b y  p r o p e r t y - d e v e l o p m e n t  a c t i v i t i e s ,  t h e  m o r e  b r i e f s  a r e  
e x p e c t e d  t o  b e  g e n e r a t e d  f o r  t h e s e  d o w n - s t r e a m  s e r v i c e s .  T o  d a t e ,  f e w  o f  u s  a r e  i n v o l v e d  i n  a n y  
s i g n i f i c a n t  p r o p e r t y  d e v e l o p m e n t  a c t i v i t y .  I n d e e d ,  t o  r e a H z e  t h a t  o u r  m e m b e r s  a r e  n o t  a l l  t h a t  i n v o l v e d  
i n  t h e  c o n ,c e p t i o n  a n d  d e v e l o p m e n t  o f t h ' e  v a r i e t i e s  o f e s l a t e s . d a i l y s p r i n g i n g  u p  a l o n g  t h e  L e k k i  - A j a h  
c o r r i d o r  i n  L a g o s  o r  G w a r i n p a ' - A i r p o r t  a x i s  i n  A b u j a  · i s  t o  c o n f i r m  t h a t  w e  a r e  y e t  t o  a p p r e c i a t e  t h e  
e n o r m o u s  p o t e n t i a l s · o f  p r o p e r t y  d e v e l o p m e n t .  . .  D~ '  
F a c i t i t i e s  · M a n a g e m e n t  c a n  a l s o  b e  d e s c r i b e d  a s  a n  ' i . J p - . s t r e a m  a c t i v i t y  w i t h i n  t h e  c o n t e x t  o f  
p r o f e s s i o n a l  p r o p e r t y  m a n a g e m e n t  s e r v i c e s .  A s  p r a c t j s e d  c o n t e m p o r a r i l y ,  f a c H i t i e s  m a n a g e m e n t  
r e i a t e  m o r e  t o  m a n a g e m e n t  o f ·  s u b s t a n t i a t  otry~r-occupiedI c o m m e r c i a l  o r  s p e c i a l i z e d  
d e v e l o p m e n t s  w i t h  m a n a g e m e n t  s e r v i c e s  f a r  e x c e e d i n g  t h e  f u n c t i o n s  o f  c o l l e c t i o n  o f  r e n t s  a n d  
a d m i n i s t r a t i o n  o f  s e r v i c e  c h a r g e s  t o  w h i c h  m o s t  m e m b e r s  a r e  a c c u s t o m e d .  I t  s h o u l d  b e  o f  g r a v e  
c o n c e r n  t o  o u r  p r o f e s s i o n  t h a t  c e r t a i n  p r o p e r t i e s  w h i c h '  a r e  w i t h i n  t h e  t e c h n i c a l  c o m p e t e n c e  o f  o u r  
m e m b e r s  t o  m a n a g e  a r e  b e i n g  a d m i n i s t e r e o  b y  l e s s  ~qdowed p r o f e s s i o n a l s .  O u r  m e m b e r s  s h o u l d  
i n d e e d  b e  e a g e r  t o  r e n d e r  c o m p e t e n t  f a c i l i t i e s  m a n a g e m e n t  s e r v i c e s  f o r  s u c h  r e a l  e s t a t e  l a n d m a r k s  
a s  M u s o n  C e n t r e  i n  L . . a g o s ,  Y a r ' A d u a  M e m o r i a l  C e n t r e  i n A b u j a ,  S p o r t s  a n d  T r a d e  F a i r  C o m p l e x e s  
n  v a r i o u s  l o c a t i o n s  i n  t h e  c o u n t r y .  
f h e s e  e d i f i c e s  r e m i n d  u s  o f  t h e  l a t e s t  a n d  m o t h e r  o f  t h e m  a l l  t h e  T i n a p a  I n t e g r a t e d  B u s i n e s s  a n d  
~eisure R e s o r t  i n  C a l a b a r .  T h i s  i s  a  m a s s i v e  c o m m e r c i a l  r e a l  e s t a t e  d e v e l o p m e n t  c o n s i s t i n g  o f  
n t e r n a t i o n a l  s t a n d a r d  w h o l e s a l e  e m p o r i a  a n d  m e g a  s h o p p i n g  a n d  p r o d u c t s  d i s t r i b u t i o n  c o m p l e x e s  
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supported by business tourism and entertainment facilities. It is very doubtful if any of our members 
or member firms is participating in the marketing and management of this novel property. The 
business and leisure resort in Calabar should be a welcome challenge for our members particularly 
in Cross River, Akwa lbom and neighbouring branches to seek both down and up-stream 
professional roles in the successful operation of the new development. 
Still on the need to raise the level of our services, the attention of the profession is here being drawn 
to the Lagos Mega City Project. We recall that the Presidential Committee for The Redevelopment of 
The Lagos Megacity Region was set up in December 2005 by the Federal Government with the 
concurrence of the Governors of Lagos and Ogun States with Professor Akin Mabogunje as the 
chairman. The Presidential Committee having since submitted its report, the implementation of the 
project will commence any time from now. 
The region represents the continuous built-up area comprising some 153,450 hectares of land (2000 
estimate) and covering much of the local governments of Lagos State and four adjoining local 
governments of Ogun State. The redevelopment project is essentially to transform the region to a 
world-class city through dramatic improvements of its transportation and other infrastructural 
facilities and social amenities. More importantly, about 28(no) activity centres have been identified 
within the region which are to be redesigned by government in collaboration with private sector 
organisations. The planning and redesign are to provide space for new activities such as offices, 
supermarkets, convenience stores, small-scale industrial establishments, restaurants, 
entertainment and other urban amenities. The pertinent point is that members should be conversant 
with this project, brace and package themselves for wide-ranging legitimate professional services. 
We should not be contented with compensation assessment only. We should strive to be actively 
involved in the identified activity centres of the project and be ready to provide both down and up-
stream services including project conception, packaging and promotion of desired developments. 
In conclusion, for our profession to significantly move from the current pedestrian level of service 
provision, both the Institution and members should take some proactive steps. First the former as a 
controlling body should create an enabling environment by critically examining existing practice 
rules and regulations and factoring in contemporary approaches to modem business organisations 
including there-visitation of pseudo business names. Members should stop paying lip services to the 
principles of modern corporate governance and embrace, among other things, structures allowing 
for pooling of expertise. These, of course, are in addition to the desire to seek and widen professional 
knowledge contents on the part of members. 
ASIWAJU (HON.) DOSU FATOKUN 
President & Chairman of Council of NJESV. 
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A N  E M P I R I C A L  S T U D Y  O F  T H E  L A G O S  S T A T E  R E N T  E D I C T  
O F  1 9 9 7  
O N /  A y o t u n d e  0 / a w a n d e  
C o l l e g e  o f  S c i e n c e  &  T e c h n o l o g y ,  
C o v e n a n t  U n i v e r s i t y ,  P .  M .  B .  1 0 2 3 ,  O t a ,  N i g e r i a .  
E m a i l :  w a n d e o n i @ y a h o o . c o m  
A B S T R A C T  
B e f o r e  1 9 9 7 ,  i n c i d e n c e s  o f  a r b i t r a r y  r e n t  i n c r e a s e s ,  u n l a w f u l  e j e c t i o n  o f  t e n a n t s ,  l e n g t h y  a n d  u n - e n d i n g  l i t i g a t i o n s  
b e t w e e n  l a n d l o r d s  a n d  t e n a n t s  w e r e  r a m p a n t  i n  L a g o s  S t a t e ,  N i g e r i a .  T h i s  n e c e s s i t a t e d  t h e  i n t e r v e n t i o n  o f  L a g o s  
S t a t e  G o v e r n m e n t  t h r o u g h  p r o m u l g a t i o n  o f  R e n t  C o n t r o l  a n d  R e c o v e r y  o f  R e s i d e n t i a l  P r e m i s e s  E d i c t  i n  1 9 9  7 .  T h i s  
p a p e r  e x a m i n e s  t h e  p r o v i s i o n s  o f  t h e  e d i c t  a n d  i l l u s t r a t e s  a n  a p p r o a c h  f o r  c a l c u l a t i n g  s t a t u t o r y  r e n t .  I n  d o i n g  s o ,  t w o  
f l o o r  p l a n s  o f  h y p o t h e t i c a l  f l a t s  w e r e  u s e d .  P a r a m e t r i c  t e c h n i q u e  w a s  a l s o  u s e d  t o  t e s t  t h e  h y p o t h e s i s  t h a t  t h e r e  i s  n o  
s i g n i f i c a n t  d i f f e r e n c e  b e t w e e n  t h e  o p e n  m a r k e t  a n d  s t a t u t o r y  r e n t s  i n  t h e  s t u d y  a r e a .  T h e  s t u d y  f i n d s  t h a t  r e n t  c o n t r o l  
h a s  n o  e f f e c t  o n  o p e n  m a r k e t  v a l u e s  o f  r e s i d e n t i a l  p r o p e r t y  i n  t h e  s t u d y  a r e a  a n d  r e c o m m e n d s  t h a t  t h e  e d i c t  b e  
r e p e a l e d .  
K e y  W o r d s :  r e n t  c o n t r o l ,  r e s i d e n t i a l  p r o p e r t y ,  s t a t u t o r y  r e n t ,  o p e n  m a r k e t  r e n t ,  p r o p e r t y  m a r k e t ,  g o v e r n m e n t  
i n t e r v e n t i o n .  
I n t r o d u c t i o n  
C i t i e s  a n d  h o u s i n g  h a v e  d e v e l o p e d  h a n d - i n - h a n d  s i n c e  
t h e  e a r l i e s t  l a r g e  h u m a n  s e t t l e m e n t s .  T h e  s a m e  f o r c e s  
t h a t  d r a w  i n h a b i t a n t s  t o  c o n g r e g a t e  i n  l a r g e  u r b a n  a r e a s  
a l s o  l e a d  t o  s o m e t i m e s  i n s u p p o r t a b l e  l e v e l s  o f  d e m a n d  
f o r  r e s i d e n t i a l  p r o p e r t i e s .  L a g o s  i s  t h e  c o m m e r c i a l ,  
f i n a n c i a l  a n d  m a r i t i m e  n e r v e - c e n t e r  o f  N i g e r i a .  I t  i s  t h e  
e c o n o m i c  c a p i t a l  a n d  m a j o r  p o r t  o f  A f r i c a ' s  m o s t  
p o p u l o u s  n a t i o n  t h a t  h a s  a t t r a c t e d  i m m i g r a n t s  f r o m  a l l  
o v e r  N i g e r i a  a n d  b e y o n d ,  a s  w e l l  a s  c o m m e r c i a l  
e n t r e p r e n e u r s  a n d  i n d u s t r i e s  f r o m  A f r i c a ,  E u r o p e ,  A s i a  
a n d  t h e  A m e r i c a s .  T h e  a t t r a c t i o n  h a s  b r o u g h t  w i t h  i t  
i n c r e a s i n g  d e m a n d  f o r  r e s i d e n t i a l  p r o p e r t i e s .  
I n  e l e m e n t a r y  e c o n o m i c s ,  t h e  h i g h e r  t h e  d e m a n d  f o r  a  
g o o d  o r  s e r v i c e  t h e  h i g h e r  i s  t h e  p r i c e  t h a t  s u c h  g o o d  o r  
s e r v i c e  w i l l  c o m m a n d  i n  a  c o m p e t i t i v e  m a r k e t .  T h i s  i s  
t h e  c a s e  i n  L a g o s ,  w h e r e  i m m i g r a n t s  h a v e  b e e n  
a t t r a c t e d  w i t h  c o n c o m i t a n t  g e o m e t r i c  i n c r e a s e  i n  
d e m a n d  f o r  r e s i d e n t i a l  p r o p e r t i e s  t h a t  h a s  o n l y  m e t  
w i t h  s u p p l y  o f  h o u s i n g  u n i t s  t h a t  o n l y  i n c r e a s e s  a t  
a r i t h m e t i c  r a t e .  L a n d l o r d s  c a p i t a l i z e d  o n  t h i s  b y  
i n c r e a s i n g  r e n t  a r b i t r a r i l y  a n d  d e m a n d i n g  a d v a n c e d  
r e n t  o f  t w o  a n d  u p  t o  t h r e e  y e a r s  f r o m  s i t t i n g  t e n a n t s .  
T e n a n t s  t h a t  d e f a u l t  i n  m e e t i n g  t h e  t e r m s  o f  t h e i r  
t e n a n c i e s  i n c l u d i n g  a d v a n c e  r e n t  p a y m e n t s  w e r e  
e j e c t e d  w i t h o u t  r e q u i s i t e  s t a t u t o r y  n o t i c e s .  T e n a n t s  
w e r e  t h e r e f o r e  a t  t h e  m e r c y  o f  l a n d l o r d s .  
T h e  p r o b l e m  t h u s  d i c t a t e d  t h e  i n t e r v e n t i o n  o f  t h e  
M i l i t a r y  A d m i n i s t r a t o r  o f  L a g o s  S t a t e  t h r o u g h  t h e  
p r o m u l g a t i o n  o f  t h e  R e n t  C o n t r o l  a n d  R e c o v e r y  o f  
R e s i d e n t i a l  P r e m i s e s  E d i c t  o f  1 9 9 7 .  T h e  e d i c t  d i v i d e s  
L a g o s  S t a t e  i n t o  z o n e s  a n d  f i x e s  r e n t  a c c o r d i n g  t o  t y p e  
a n d  c a t e g o r i e s  o f  r e s i d e n t i a l  p r o p e r t i e s .  I t  a l s o  
a p p o i n t s  V a l u e r s  a s  m e m b e r s  o f  v a r i o u s  t r i b u n a l s  s e t  
u p  i n  e a c h  L o c a l  G o v e r n m e n t  A r e a  t o  d e t e r m i n e  
s t a n d a r d  r e n t s  o f  t h e  a f f e c t e d  p r o p e r t i e s .  
T h i s  p a p e r  t h e r e f o r e  a i m s  a t  e x a m i n i n g  t h e  p r o v i s i o n s  
o f  t h e  r e n t  e d i c t  a n d  u s e s  h y p o t h e t i c a l  t h r e e - b e d r o o m  
f l o o r  p l a n s  t o  i l l u s t r a t e  t h e  p r o c e s s  o f  c a l c u l a t i n g  
s t a t u t o r y  r e n t s  b a s e d  o n  t h e  p r o v i s i o n s  o f  t h e  e d i c t .  T h e  
p a p e r  h a s  n i n e  s e c t i o n s  w i t h  t h i s  s e c t i o n  b e i n g  t h e  
i n t r o d u c t i o n .  T h e  n e x t  s e c t i o n  l o o k s  a t  r e l e v a n t  
l i t e r a t u r e  o n  r e n t  c o n t r o l ,  f o l l o w e d  b y  d e s c r i p t i o n  o f  t h e  
s t u d y  a r e a  b e f o r e  a n  e x p l a n a t i o n  o f  r e l e v a n t  p r o v i s i o n s  
o f  t h e  e d i c t  i n  f o l l o w i n g .  T h e  m e t h o d  a d o p t e d  i n  t h e  
s t u d y  i s  e x p l a i n e d  i n  t h e  n e x t  s e c t i o n ,  w h i l e  a n a l y s i s  o f  
d a t a ,  t e s t i n g  o f  h y p o t h e s i s ,  c o n c l u s i o n  a n d  
r e c o m m e n d a t i o n  f o l l o w  i n  t u r n s .  
L i t e r a t u r e  R e v i e w  
R e n t  c o n t r o l  i s  t h e  s t a n d a r d  c e i l i n g  p l a c e d  o n  r e n t  t h a t  a  
l a n d l o r d  c a n  c h a r g e ,  a l l o w i n g  l a n d l o r d  t o  s e t  r e n t  f r e e l y  
w h e n  l e t t i n g  t o  n e w  t e n a n t  b u t  s u b j e c t  t o  t h e  t e n a n t ' s  
r i g h t  n o t  t o  a c c e p t  s u c h  r e n t  b u t  p r e v e n t i n g  t h e  l a n d l o r d  
f r o m  r a i s i n g  t h e  r e n t  o r  e j e c t i n g  a  s i t t i n g  t e n a n t .  M a n y  
d i f f e r e n t  f o r m s  o f  r e n t  c o n t r o l  e x i s t  b u t  t h e  s t y l i z e d  
v e r s i o n  i s  w i d e l y  u s e d .  T h e  v e r s i o n  d o e s  n o t  a l l o w  t h e  
e v i c t i o n  o f  a  s i t t i n g  t e n a n t ,  i t  l i m i t s  t h e  a m o u n t  t o  w h i c h  
a  l a n d l o r d  m a y  i n c r e a s e  t h e  r e n t  o n  a  s i t t i n g  t e n a n t  
( B a s u  a n d  E m e r s o n ,  2 0 0 3 ) .  
A  b i n d i n g  r e n t - c o n t r o l  s y s t e m  b y  d e f i n i t i o n  c o n s t r a i n s  
t h e  r e n t  o n  r e s i d e n t i a l  u n i t s  b e l o w  t h e  l e v e l  i t  w o u l d  
h a v e  r e a c h e d  i n  t h e  a b s e n c e  o f  c o n t r o l s .  I n  c o n t r a s t ,  a n  
i n t e r - t e n a n c y  d e c o n t r o l  m e c h a n i s m  g e n e r a t e s  r e n t  o n  
a  v a c a t e d  u n i t  h i g h e r  t h a n  i t  w o u l d  h a v e  b e e n  i n  t h e  
a b s e n c e  o f  c o n t r o l s .  T h i s  h a p p e n s  b e c a u s e  r e n t  o n  a n  
u n c o n t r o l l e d  s u b s t i t u t e  w i l l  b e  h i g h e r  u n d e r  a  r e n t -
c o n t r o l  r e g i m e  t h a n  i n  a  f r e e  m a r k e t  ( F a l l i s  a n d  S m i t h  
1984 ). The higher rent occurs because rent control 
reduces the overall supply of rental housing (it reduces 
new housing construction, it accelerates deterioration 
and depreciation and it encourages conversions and 
demolition), and increases rental demand by holding 
the rent on the controlled units below the level that it 
would otherwise have been (which enables more 
households to afford these units). Since ·the proportion 
of vacated units at any time is small, any excess 
demand is concentrated on units that become 
available, ratcheting rents up. The result is thus a two-
tier rent system in which new tenants (and tenants in 
newly built units) pay rent that is substantially higher 
than both the rent of sitting tenants and the rent that 
would have existed in the absence of controls. 
When compared with other government-mandated 
price controls, rent control is the law placing maximum 
rent that landlords may collect from tenants and it is 
usually set below that which would have otherwise 
prevailed (Block and Olsen, 1981) and, it is a collection 
of laws regulating how much a landlord can raise or 
must reduce the rent limiting the reasons for eviction, 
so that the landlord does not get around a rent limit by 
evicting the tenant (Carlson, 2006). 
In United States of America, rent control functions as price 
ceiling with laws or ordinances setting rent on residential 
property. It was first adopted in response to World War 11-
era shortages of residential accommodation and remained 
in effect in cities like New York, Washington D.C., San 
Francisco, Santa Monica, Berkeley, West HollyWood 
California with large tenant populations and. a number of 
small towns in New Jersey (wikipedia online, 2007a). 
Similarly, in Delhi, Section 6 of the Delhi Rent Control Act, 
1958 allowed a maximum of 10% rent hike every three 
years. This Act makes it virtually impossible to evict a 
tenant and was subsequently superseded by Delhi Rent 
Act of 1995, which is slightly more flexible (Basu and 
Emerson, 2003). 
A different form of rent control exists in Canada. Inter-
tenancy rent decontrol (known as vacancy decontrol in 
Ontario) forms the headstone of the Ontario rent-
control system. The transition from a relatively rigid 
rent-control regime to inter-tenancy decontrol created 
distortions in the rental market. The most significant of 
this is the creation of two-tier rent system with rent on 
decontrolled units above the rent that would have 
existed in the absence of controls. As an inter-tenancy 
system matures, maturation diminishes these 
distortions and re-control provisions provide protection 
for long duration tenants. Alternative options for 
terminating inter-tenancy decontrol while retaining rent 
control entail significant economic costs compared to a 
mature decontrol regime (Smith, 2003). Current rent-
control system in Ontario is embodied in Tenant 
Protection Act. Under this, increases in rent without 
quasi-judicial hearing are subject to maximum annual 
percentage based upon increase in rental building 
operating costs. The relationship between permitted 
rent increases and increases in costs with specification 
of other provisions of control regime define the degree 
of stringency in the system. The provisions include the 
treatments of capital expenditures, extraordinary cost 
changes (including financing costs), new construction, 
exit or decontrol provisions and related regulations 
such as restrictions on conversions, demolitions, 
standards for maintenance and security of tenure. 
Before the Tenant Protection Act was introduced in 
Ontario there were stringent rent control regimes in 
North America (Amott, 1995; 116). The rent-increase 
formula allowed annual rent increases to keep up with 
inflation only for inflation rates below 4.45 percent, 
although inflation often exceeded this percentage. 
Inter-tenancy rent decontrol creates a two-tier system: 
one tier with fully controlled rents for sitting tenants 
whose rent has not been subject to inter-tenancy 
decontrol; and a second tier with higher rents for new 
tenants and tenants in newly constructed units. The 
differential in the rent between the two tiers depends 
upon tightness of rental market. In the case of Ontario, 
the length of time rent- control regime existed prior to 
the introduction of inter-tenancy decontrol. 
In Africa, rent controls were influenced by the First and 
Second World Wars as an attempt to deal with the 
problem of high rents. In the case of Ghana, and in Egypt, 
it has been used as means of curbing inflationary prices 
of housing stock thereby making it more affordable to 
lower and middle income persons (McCall, 1988). In 
Botswana, the Rent Control Act commenced in 1977 to 
ensure security of tenure for the tenant and protect the 
landlord's interest while also ensuring that reasonable 
rents are charged (Frimpong, 1989). 
According to Tucker (1991), rent control is an 
intervention through measures put in place by 
government on the pretext of protecting the urban 
dwellers from being pushed off the open market in the 
course of securing accommodations. This is 
accomplished by putting ceiling on maximum rent 
pay2ble on all classes of residential properties. The 
measures include checking incessant and arbitrary 
increases in rent and fixing of standard rent. 
There · are three conditions that rent control must 
satisfy. First, the control must fix rent terms of private 
contracts to the exclusion of laws which regulate the 
distribution of income among contracting parties. 
Second, the control must involve no appropriation of 
proceeds to or from the government, taxation and 
subsidization are excluded. Third, fixing of price must 
not be associated with direct government sales, 
purchases, or manipulation of resources in order to 
maintain regulated rent, this stipulation excludes price 
support (Cheung, 197 4 ). 
For this paper, rent control is a limit imposed by 
government on how high a rent can be charged on a 
particular property. It is imposed by placing a ceiling on 
the amount that can be charged and usually at a figure 
below the open market price. The ceiling indicates the . 
standard rent stipulated in the edict or fixed by order of 
a Tribunal. Contrary to controlled rent is open market 
rent. Open market is characterized by willingness and 
a b i l i t y  o f  l a n d l o r d s  a n d  t e n a n t s  a n d  i n  i t  i s  t h e  m o s t  
p r o b a b l e  r e n t  a t  w h i c h  a  p r o p e r t y  w i l l  e x c h a n g e  i n  a  
f r e e  m a r k e t ,  e x p r e s s e d  i n  t e r m s  o f  c a s h  o r  e q u i v a l e n t .  
T h e  a s s u m p t i o n  i s  t h a t  t h e r e  a r e  k n o w l e d g e a b l e ,  
w i l l i n g  a n d  a b l e  l a n d l o r d s  a n d  t e n a n t s ,  u n e n c u m b e r e d  
b y  u n d u e  p r e s s u r e ,  w i t h  p a r t i e s  i n  t h e  l e t t i n g  
t r a n s a c t i o n  a c t i n g  i n  h i s  o w n  b e s t  i n t e r e s t ,  w h i l e  
a l l o w i n g  r e a s o n a b l e  t i m e  f o r  e x p o s u r e  i n  a  f r e e  a n d  
o p e n  m a r k e t  ( N I E S V ,  1 9 8 5 ) .  A l s o ,  M a r k e t  V a l u e  i s  t h e  
e s t i m a t e d  a m o u n t  f o r  w h i c h  a  p r o p e r t y  s h o u l d  
e x c h a n g e  o n  t h e  d a t e  o f  v a l u a t i o n  b e t w e e n  a  w i l l i n g  
b u y e r  a n d  a  w i l l i n g  s e l l e r  i n  a n  a r m s - l e n g t h  t r a n s a c t i o n  
a f t e r  p r o p e r  m a r k e t i n g  w h e r e i n  t h e  p a r t i e s  h a d  e a c h  
a c t e d  k n o w l e d g e a b l y ,  p r u d e n t l y ,  a n d  w i t h o u t  
c o m p u l s i o n  ( I n t e r n a t i o n a l  V a l u a t i o n  S t a n d a r d s ) .  
T h e  S t u d y  A r e a  
T h e  s t u d y  a r e a  i s  d e s c r i b e d  a l o n g  i t s  d e m o g r a p h i c ,  
g e o g r a p h i c a l ,  s o c i a l  a n d  e c o n o m i c  c h a r a c t e r i s t i c s .  
L a g o s  S t a t e  c o v e r s  a n  a r e a  o f  a p p r o x i m a t e l y  3 , 3 4 5  
s q u a r e  k i l o m e t e r s  a n d  l o c a t e d  o n  f o u r  p r i n c i p a l  i s l a n d s  
a n d  a d j a c e n t  p a r t s  o f  t h e  N i g e r i a n  m a i n l a n d .  T h e  
i s l a n d s  a r e  c o n n e c t e d  t o  e a c h  o t h e r  a n d  t o  t h e  
m a i n l a n d  b y  b r i d g e s  a n d  l a n d f i l l s .  M a j o r  s e c t i o n s  o f  t h e  
L a g o s  m e t r o p o l i s  i n c l u d e  t h e  o l d  c i t y  n o w  s e r v i n g  a s  
t h e  c o m m e r c i a l  d i s t r i c t ,  o n  w e s t e r n  L a g o s  I s l a n d ;  l k o y i  
I s l a n d  ( s i t u a t e d  j u s t  e a s t  o f  L a g o s  I s l a n d  a n d  j o i n e d  t o  i t  
b y  a  l a n d f i l l ) ;  A p a p a ,  t h e  c h i e f  p o r t  d i s t r i c t ,  l o c a t e d  o n  
t h e  m a i n l a n d ;  r e s i d e n t i a l  V i c t o r i a  I s l a n d ;  a n d  
i n d u s t r i a l i z e d  l d d o  I s l a n d  w i t h  i m p o r t a n t  m a i n l a n d  
s u b u r b s ,  w h i l e  E b u t e  M e t a ,  Y a b a ,  S u r u l e r e ,  A j e g u n l e ,  
S h o m o l u ,  A g e g e ,  M u s h i n  a n d  l k e j a  w e r e  i n c o r p o r a t e d  
a s  p a r t  o f t h e  c i t y  i n  1 9 6 7  ( M i c r o s o f t  E n c a r t a ,  2 0 0 6 ) .  
D e m o g r a p h i c a l l y ,  L a g o s  S t a t e  b y  s i z e  i s  t h e  s m a l l e s t  
s t a t e  i n  N i g e r i a  b u t  w i t h  t h e  s e c o n d  h i g h e s t  p o p u l a t i o n  
w h i c h  i s  o v e r  f i v e  p e r c e n t  o f  t h e  n a t i o n a l  e s t i m a t e .  
A c c o r d i n g  t o  1 9 9 1  n a t i o n a l  c e n s u s ,  t h e  S t a t e  h a s  a  
p o p u l a t i o n  o f  5 ,  7 2 5 , 1 1 6  o u t  o f  a  n a t i o n a l  e s t i m a t e  o f  
8 8 , 9 9 2 , 2 2 0 .  L a g o s  m e t r o p o l i s  i s  A f r i c a ' s  s e c o n d  
f a s t e s t  g r o w i n g  u r b a n  c e n t r e  a f t e r  C a i r o ,  a n d  i t  i s  a  
f o c a l  p o i n t  f o r  r e g i o n a l ,  n a t i o n a l  a n d  i n t e r n a t i o n a l  t r a d e .  
I n  t h e  b u i l t - u p  u r b a n  a r e a s  o f  t h e  m e t r o p o l i s ,  t h e  
a v e r a g e  d e n s i t y  i s  2 0 , 0 0 0  p e r s o n s  p e r  s q u a r e  
k i l o m e t r e .  E s t i m a t e s  o f  i t s  p o p u l a t i o n  v a r y  
c o n s i d e r a b l y  b u t  g e n e r a l l y  r a n g e  f r o m  1  0  t o  1 5 . 5  
m i l l i o n  p e o p l e ,  t h u s  b e c o m i n g  t h e  s e c o n d  l a r g e s t  c i t y  i n  
A f r i c a  a f t e r  C a i r o .  I t  i s  l o c a t e d  a t  6 ° 3 4 ' 6 0 ? N ,  3 ° 1 9 ' 5 9 ? E  
a l o n g  t h e  W e s t  A f r i c a n  c o a s t ,  
L a g o s  r e f e r s  m o s t  o f t e n  t o  t h e  u r b a n  a r e a ,  c a l l e d  
" M e t r o p o l i t a n  L a g o s "  a n d  i n c l u d e s  t h e  i s l a n d s  o f  t h e  
f o r m e r  m u n i c i p a l i t y  o f  L a g o s  a n d  t h e  m a i n l a n d  s u b u r b s ,  
a l l  f o r m i n g  p a r t  o f  L a g o s  S t a t e .  I t  i s  t h e  m o s t  p o p u l o u s  
c o n u r b a t i o n  i n  N i g e r i a ;  c o m p r i s i n g  n u m b e r  o f  c i t i e s ,  
l a r g e  t o w n s  a n d  u r b a n  a r e a s  t h a t  t h r o u g h  g r o w t h  a n d  
e x p a n s i o n  h a v e  p h y s i c a l l y  m e r g e d  t o  f o r m  o n e  
c o n t i n u o u s  b u i l t  u p  a r e a  ( w i k i p e d i a  o n l i n e ,  2 0 0 8 ) .  L a g o s  
h a s  g r o w n  f r o m  a  s m a l l  Y o r u b a  s e t t l e m e n t ,  u n d e r g o i n g  
p e r i o d s  o f  d o m i n a t i o n  b y  t w o  E u r o p e a n  p o w e r s ,  t o  
b e c o m e  t h e  c o m m e r c i a l  a n d  p o p u l a t i o n  c e n t r e  o f  
N i g e r i a .  I t  i s  t h e  f o r m e r  c a p i t a l  c i t y  o f  N i g e r i a  a n d  w a s  
r e p l a c e d  b y  A b u j a  b u t  s t i l l  r e m a i n s  c o m m e r c i a l  c e n t r e  o f  
N i g e r i a .  T h e  c i t y  o f f i c i a l l y  l o s t  i t s  s t a t u s  a s  t h e  c a p i t a l  c i t y  
o f  N i g e r i a  o n  1 2 t h  D e c e m b e r ,  1 9 9 1 .  A c c o r d i n g  t o  r e c e n t  
U N  s t u d y  ( 1 9 9 9 ) ,  t h e  c i t y  o f  L a g o s  i s  e x p e c t e d  t o  h i t  t h e  
2 4 . 5  m i l l i o n  p o p u l a t i o n  m a r k  a n d  t h u s  b e  a m o n g  t h e  t e n  
m o s t  p o p u l o u s  c i t i e s  i n  t h e  w o r l d  b y  t h e  y e a r  2 0 1 5 .  T h e  
2 0 0 5  c e n s u s  w h i c h  f i g u r e s  w e r e  r e l e a s e d  i n  J a n u a r y  
2 0 0 7  s h o w s  t h a t  L a g o s  h a s  a  p o p u l a t i o n  o f  9 ,  0 1 3 ,  5 3 4 .  
B a s e d  o n  t h e  2 0 0 5  f i g u r e s ,  L a g o s  S t a t e  a c c o u n t s  f o r  
a p p r o x i m a t e l y  7 %  o f  t o t a l  n a t i o n a l  f i g u r e  o f  O n e  H u n d r e d  
a n d  T h i r t y - o n e  M i l l i o n ,  F i v e  H u n d r e d  a n d  F i f t y - s i x  
T h o u s a n d ,  F i v e  H u n d r e d  a n d  E i g h t  ( 1 3 1 , 5 5 6 , 5 0 8 )  
( w i k i p e d i a  o n l i n e ,  2 0 0 7 b  ) .  
T h e  c h o i c e  o f  t h e  s t u d y  a r e a  i s  b a s e d  o n  m a n y  f a c t o r s .  
L a g o s  S t a t e  i s  a  s o c i a l l y  h e t e r o g e n e o u s  c i t y  w i t h  t r i b e s  
a n d  n a t i o n a l s  f r o m  w i t h i n  a n d  o u t s i d e  N i g e r i a  
a g g r e g a t i n g  i n  L a g o s  m e t r o p o l i s .  T h i s  m a k e s  d e m a n d  
f o r  r e s i d e n t i a l  p r o p e r t i e s  i n c r e a s e  o n  d a i l y  b a s i s  a s  
m i g r a t i o n  i n t o  t h e  s t a t e  i n c r e a s e s .  A p a r t  f r o m  t h i s  
r e a s o n s ,  L a g o s  h a s  b e e n  s e l e c t e d  d u e  t o  t h e  f a c t  t h a t  i t  
i s  t h e  e c o n o m i c ,  s o c i a l ,  c o m m e r c i a l ,  i n d u s t r i a l  a n d  
p o l i t i c a l  n e r v e  c e n t r e  o f  N i g e r i a  a n d  b y  e x t e n s i o n  t h e  
n e r v e - c e n t r e  o f  W e s t  A f r i c a  s u b - r e g i o n .  L a g o s  
r e p r e s e n t s  t h e  m e l t i n g  p o t  o f  v a r i o u s  r a c e s ,  a n d  o f  
e c o n o m i c  a c t i v i t i e s  w i t h  h i g h  n e t - w o r t h  m a n u f a c t u r i n g ,  
c o m m e r c i a l  e n t i t i e s ,  h i g h  g r a d e  r e s i d e n t i a l  p r e c i n c t s ,  
h i g h l y  p r o d u c t i v e  i n d u s t r i a l  c o n c e r n s  t h a t  h a v e  
c o n g r e g a t e d  t o  t a k e  a d v a n t a g e  o f  t h e  n e a r n e s s  t o  s e a  
a n d  i n t e r n a t i o n a l  a i r  p o r t s ,  a n d  r a i l  s y s t e m s ,  a n d  a l s o  
s e r v e d  w i t h  n e t w o r k s  o f  t r u n k  r o a d s .  T h e  d e g r e e  o f  
u r b a n i z a t i o n  e x e m p l i f i e d  b y  t h e  s t u d y  a r e a  j u s t i f i e s  t h a t  
d e d u c t i o n  a n d  r e c o m m e n d a t i o n s  m a d e  i n  r e s p e c t  o f  
t h e r e o f  w i l l  b e  a p p l i c a b l e  t o  o t h e r  s t a t e s  i n  N i g e r i a .  
T h e  P r o v i s i o n s  o f  L a g o s  S t a t e  R e n t  E d i c t  o f  1 9 9 7  
T h e  e d i c t  a p p l i e s  t o  r e s i d e n t i a l  a c c o m m o d a t i o n  w i t h  
a n n u a l  r e n t a l  v a l u e  t h a t ,  a s  a t  1 9 9 6 ,  w a s  n o t  m o r e  t h a n  
N 2 5 0 ,  0 0 0  a n d  c l a s s i f i e s  t h e  t y p e s  a n d  c a t e g o r i e s  o f  
r e s i d e n t i a l  a c c o m m o d a t i o n .  L a g o s  S t a t e  i s  z o n e d  i n t o  
a r e a s  w i t h  s t a n d a r d  r e n t s  f i x e d  f o r  e a c h  z o n e .  
T h e  e d i c t  p r e s c r i b e s  s t a n d a r d  r e n t s  p a y a b l e  w i t h  
a l l o w a n c e  f o r  u p w a r d s  r e v i e w s  e v e r y  t h r e e  y e a r s  o n  
t h e  o r d e r  o f  t h e  M i l i t a r y  A d m i n i s t r a t o r  ( n o w  t h e  c i v i l i a n  
G o v e r n o r )  o f  L a g o s  S t a t e .  S u c h  s t a n d a r d  r e n t  w o u l d  b e  
r e v i e w e d  e v e r y  t h r e e  y e a r s  a t  a  r a t e  n o t  e x c e e d i n g  
2 0 %  o f  t h e  s t a n d a r d  r e n t  p r e s c r i b e d  i n  r e s p e c t  o f  e a c h  
t y p e  o f  r e s i d e n t i a l  a c c o m m o d a t i o n .  T h e  s t a n d a r d  r e n t  
i s  e x p e c t e d  t o  s u p e r s e d e  a n y  r e n t  b e t w e e n  t h e  
l a n d l o r d  a n d  t h e  t e n a n t .  F u r t h e r m o r e ,  t h e  e d i c t  s t a t e s  
t h a t  i t  w o u l d  b e  u n l a w f u l  f o r  l a n d l o r d  o r  h i s  a g e n t  t o  
d e m a n d  o r  r e c e i v e  r e n t  i n  e x c e s s  o f  s i x  m o n t h s '  r e n t  
f r o m  i n c o m i n g  t e n a n t  f o r  c a t e g o r i e s  T 1  a n d  T 2  a n d  
t w e l v e  m o n t h s  i n  r e s p e c t  o f  a c c o m m o d a t i o n  i n  
c a t e g o r i e s  T 3  t o  T 8 .  S i m i l a r l y ,  i t  w o u l d  b e  u n l a w f u l  f o r  
a n  i n c o m i n g  t e n a n t  o r  h i s  a g e n t  t o  o f f e r  t o  p a y  s t a n d a r d  
r e n t  i n  e x c e s s  o f  s i x  m o n t h s  i n  r e s p e c t  o f  
a c c o m m o d a t i o n  i n  c a t e g o r i e s  T 1  T 2  a n d  t w e l v e  
m o n t h s  i n  r e s p e c t  o f  a c c o m m o d a t i o n  i n  c a t e g o r i e s  T 3  
T 8 .  T a b l e  1  s h o w s  t h e  c l a s s e s  a n d  t y p e s  o f  r e s i d e n t i a l  
a c c o m m o d a t i o n  c o v e r e d  b y  t h e  e d i c t .  
Table I: Classification of Residential Accommodation under the Rent Edict 
Class of Tl T2 T3 T4 TS T6 1i T8 
property 
Type of Single Room Single 2- 3- 2- 3- 3-
accommodation bedroom and bedroom bedroom bedroom bedroom bedroom bedroom 
parlour flat flat flat house sem1- detached 
detached house 
house 
Source: Lagos State Rent Control and Recovery ofResidentialEdict, 1997 
It is unlawful for a landlord or his agent to demand or receive standard rent in excess of three months rents in 
respect of any form of accommodation from a sitting tenant. It is also unlawful for a sitting tenant to offer or pay rent 
in excess of three months in respect of any accommodation. In both cases, any person who receives or pays rent in 
excess of what is prescribed in the edict would be guilty of an offence and shall become liable to a fine of N-50, 000 
or six months imprisonment. 
The edict expressly provides that landlord must issue rent payment receipt to the tenant, failure of which such 
landlord would be guilty of an offence and become liable to a firie of N-2, 500 or one month imprisonment. It also 
categorizes residential accommodation in relation to materials of construction into Categories A, B, C, Standard 
Flat, and Standard House as detailed in Table 2. 
Table 2: Categories of Residential Accommodation under the Lagos State Rent Edict 
Category Description Accommodation Details 
A Buildings constructed Rooms with floor area not less than 11.2m" (or 12' x 1MDF~ plus 14m-
of sandcrete blocks, (3.7m x 3.7m or 12' x 12') parlour~ kitchen not being shared by more 
bricks or mud plastered than 6 rooms; bathroom with pipe-borne water not shared by more than 
and painted internally 6 rooms~ flush toilet not shared by more than 6 rooms; minimmn floor 
and externally finish is cement screed; water and electricity supply are from the mains. 
B Buildings constructed Standard rooms with dimmsional area less than 11.2m- (3.7m x 3.0m or 
of bricks or mud 12' x 10'); plus parlour having a dimensional area not less than 14m2 
plastered with cement (3.7m x 3.7m or 12' x 12'); kitchen, not shared by more than 8 rooms; 
bathroom with pipe-borne water but not shared by more than 8 rooms; 
cement screeded floor; water and electricity from the mains. 
c Buildings constructed Standard rooms \vith dimensional area not less than 11.2m- (3. 7m x 3 .m 
of mud, bamboo, planks or 12' x 10'); parlour with dimensional area not less than 14m2 (3.7m x 
or corrugated rron 3.7m or 12' x 12'); external kitchen; external pit toilet; external 
sheets bathroom; screeded floor; at least internal wall surfaces plastered; 
electricity supply from the mains. 
Standard A self -contained family A living room of not less than 14m.t (3.7m x 3.7m or 12' x 12'); plus 
Flat residential standard rooms with dimensional area not less than 11.2m2 (3. 7m x 3 .m 
accommodation, which or 12' x 10'); a kitchen; water closet flush toilet; bathroom; mains 
should have amenities electricity supply; terrazzo floor finishing at the Living/Dining room 
exclusively for the use and kitchen; p.v.c. floor finishing at the bedrooms. 
of the tenant. 
Standard Buildings on two floors Living/dining with room; standard rooms with dimensional area not less 
House for occupation by a than 11.2m2; kitchen; store; water closet flush toilet on ground and first 
single family, with floors; bathroom; mains water and electricity supply;terrazzo flooring 
sitting on the ground at the Living/dining room, kitchen, toilet and bathroom and stairway; 
floor and bedrooms on p.v.c. flooring at the bedrooms 
the upper floor. 
Source: Lagos State Rent Control and Recovery of Residential Edict, 1997 
J 
,  
A p a r t  f r o m  l i s t i n g  c a t e g o r i e s  o f  a c c o m m o d a t i o n ,  c o m m u n i t i e s  i n  L a g o s  S t a t e  a f f e c t e d  b y  t h e  p r o v i s i o n s  o f  t h e  
e d i c t  a r e  g r o u p e d  i n t o  e l e v e n  z o n e s  a s  s h o w n  i n  T a b l e  3 .  
T a b l e  3 :  Z o n i n g  o f  C o m m u n i t i e s  A f f e c t e d  b y  P r o v i s i o n s  o f  t h e  E d i c t  
Z o n e  C o m m u n i t i e s  
A  L a g o s  I s l a n d  i n c l u d i n g  O l o w o g b o w o ,  I s a l e  E k o ,  E p e t e d o ,  S a n g r o s s ,  O b a l e n d e ,  O n i k a n ,  A r a r o m i  F a j i  
A r e a ,  O k e - S u n a ,  A n i k a n t a r n o ,  L a f i a j i ,  O k e - P o p o  a r e a ,  A g a r a w u  a r e a ,  O k o - A w o ,  T i n u b u ,  B r a z i l l i a n  
Q u a r t e r s ,  O b a d i n a ,  I t a - E l e i y e  a r e a ,  A p o n g b o n ,  I d u m o t a ,  E r e k o ,  O t o ,  I d o ,  S u r u l e r e ,  E b u t e  M e t a  W e s t _  
A p a p a ,  F e s t a c  ( M e d i u m  D e n s i t y )  
B  L a w a n s o n ,  T e j u o s o ,  O j u e l e g b a ,  M a b o  a r e a ,  Y a b a ,  S a b o ,  O n i k e ,  l w a y a ,  A k o k a ,  I g b o b i ,  J i b o w u ,  F a d e y i ,  
O n i p a n u ,  P a l m  g r o v e ,  o l d  I l u p e j u ,  O b a n i k o r o ,  A g u d a ,  S u r u l e r e ,  A p a k u n ,  P a p a  A j a o ,  O y a d i r a n  E s t a t e ,  
F e s t a c  ( H i g h  D e n s i t y ) ,  I k a t c ,  O b a l e - O d a n ,  O b e l e - O n i w a h a l a ,  G a r n e s  V i l l a g e ,  O p e b i  L S D P C  H o u s i n g  
E s t a t e ,  S a t e l l i t e  T o w n ,  A g i d i n g b i  N e w  D e v e l o p m e n t ,  O n i g b o n g b o  V i l l a g e ,  O j o d u  P i l o t  E s t a t e ,  a n d  
G o w o n  E s t a t e .  
c  
I k e j a  D i v i s i o n  e x c l u d i n g  p l a c e s  l i s t e d  i n  o t h e r  z o n e s  b u t  i n c l u d i n g  O r e g u n ,  O j o t a ,  K e t u ,  O w o r o n s o k i ,  
I j e s h a t e d o ,  K i r i k i r i ,  B a r i g a ,  S o m o l u ,  O s h o d i ,  I s o l o ,  E g b e ,  I k o t u n ,  A k o w o n j o ,  E g b e d a ,  I d i m u ,  I y a n a -
I p a j a ,  A g e g e ,  O r i l e - A g e g e ,  l j u ,  I f a k o ,  l j a y e ,  M o s h a l a s h i ,  O t u b u ,  P e r o ,  A s a d e ,  M u s h i n ,  P a n a d e ,  
M a n g o r o ,  O n i p e t e s i ,  D o p e m u ,  C e m e n t ,  S a n n g o ,  O k o - O b a ,  M a t o r i ,  C h a l l e n g e ,  C a p p a ,  O l o r u n s o g o ,  I d i -
o r o ,  I d i - A r a b a ,  I l a s a m a j a ,  A g i d i n g b i ,  P a p a  A s h a f a ,  O k e - K o t o ,  A g u d a - T u n t u n ,  O j o d u  A k i o d e ,  ! s h e r i ,  
A l a k u k o ,  A g b a d o ,  L a d i l a k ,  A b u l e - O k u t a ,  I f a k o - G b a g a d a ,  O g u d u  V i l l a g e ,  A l a p e r e ,  K o l l i n t o n ,  
O n i g b o n g b o ,  A d e k u n l e  V i l l a g e ,  O g b a ,  I k a t e ,  O s a p a ,  S h a g a r i  E s t a t e ,  M a g o d o  V i l l a g e ,  S h a n g i s h a  
V i l l a g e ,  I t i r e ,  I b a  L o w  C o s t  H o u s i n g  E s t a t e ,  A b a r a n j e  N e w  D e v e l o p m e n t s ,  A b u l e  N l a ,  A b u l c  I j c s h a ,  
A b u l e - O j a ,  I t i r e ,  B o l a d e ,  A j i s c g i r i ,  L a d i p o ,  S o g u n l c ,  A l a s i a ,  O k o t a ,  I s h a g a ,  M a f o l u k u ,  E w u - t u n t u n ,  
C o k e r  V i l l a g e ,  I p o n r i  L o w  C o s t  H o u s i n g  E s t a t e ,  A m u w o - O d o f m  L o w  C o s t  H o u s i n g  E s t a t e ,  
O i o k o r o / I j a i y e  L o w  C o s t  H o u s i n g  E s t a t e ,  O g b a  P h a s e  I ,  O m o l e  V i l l a g e .  
D  I l a j e  V i l l a g e ,  A j e g u n l e ,  B a d i y a ,  l j o r a - O l a l e y e V i l l a g e ,  A m u k o k o ,  H a s a n ,  I k o t a ,  A j a h ,  A d d o ,  O r i l e -
I g a n m u ,  O k e - O d o ,  I b a ,  l j a n i k i n ,  I k a r e ,  M i l e  2 ,  I r e d e ,  I m o r e ,  I b e s h e ,  l h a s a ,  l j e g u n - E g b a ,  O n i r e k e  
V i l l a g e ,  O j o - A l a b a ,  M a z a - m a z a ,  I l a a s h e ,  O j o ,  O k o k o ' m a i k o ,  A j a n g b a d i ,  M e b a r n u ,  I s h a s i ,  O j o - I g b e d e ,  
ltto-~janikinI A m u w o ,  A g b o j u ,  O l u t i ,  S h a s h a ,  A b o r u ,  B o l o r u n p e l u ,  B a r u w a ,  A b u l e  E g b a ,  I g a n d o ,  
A b a r a n j e ,  l j e g u n  V i l l a g e ,  I p a j a ,  A b u l e - O k i ,  S u r u l e r e  T u n t u n ,  I s h e r i - O l o f i n ,  A y o b o ,  M a k o k o ,  O l d  
A l a b a ,  E j i g b o ,  l p o n r i ,  A b e s a n  L o w  C o s t  H o u s i n g  E s t a t e ,  S a n g o t e d o ,  I k o t a  R e s e t t l e m e n t  S c h e m e ,  
O w o d e ,  T h o m a s  L a n i y a n  E s t a t e ,  A j e g u n l e  v i a  O w o d e - O n i r i n ,  B a d o r e ,  O k u n - A j a h ,  A b e s a n  
E  I k o r o d u ,  l p a k o d o ,  O d o - G i y a n ,  O w u t u  a n d  l g b o g b o  
F  I k o r o d u  D i v i s i o n  e x c l u d i n g  D i s t r i c t s  l i s t e d  i n  Z o n e  E  b u t  i n c l u d i n g  M a j i d u n ,  A b u l e - O k u t a ,  I j e d e ,  I s i u ,  
E w u - E l e p e ,  I m o t a ,  E g b i n  a n d  A g b o w a ,  A g b o w a - I k o s i ,  a n d  O r u b a  i n  E p e  D i v i s i o n  
G  
E p e  t o w n s h i p  
H  
O t h e r  t o w n s  a n d  v i l l a g e s  i n  E p e  D i v i s i o n  i n c l u d i n g  L e k k i  a n d  o t h e r  t o \ \ ' n s  a n d  v i l l a g e s  i n  I b e j u - L e k k i  
L o c a l  G o v e r n m e n t  A r e a  
K  
B a d a g r y  t o w n s h i p ,  A j a r a ,  T o p o  
M  
O t h e r  t o w n s  a n d  v i l l a g e s  i n  B a d a g r y  D i v i s i o n  u p  t o  S e m e  ( N i g e r i a - R e p u b l i c  o f  B e n i n  B o r d e r )  
N  
M e n d e ,  A n t h o n y  V i l l a g e ,  I d i - I r o k o  V i l l a g e ,  N e w  l l u p e j u ,  O g b a  P h a s e  I I ,  O m o l e  S c h e m e ,  M a g o d o  
S c h e m e ,  G b a g a d a  P h a s e s  I &  I I ,  B a m i s h i l e / O p e b i  S c h e m e ,  W e m a b o d  E s t a t e ,  A l a k a  E s t a t e ,  A l a k a  
E x t e n s i o n ,  A m u w o - O d o : f i n  S c h e m e ,  M e d i n a  E s t a t e ,  A t u n r a s e  E s t a t e ,  S h o n i b a r e  E s t a t e ,  F E S T A C  
( M e d i u m  D e n s i t y ) ,  D a n n y  E s t a t e ,  L S D  P C  E s t a t e  o n  C a r t e r  S t r e e t  E b u t e  M e t t a ,  A d e k u n l e  V i l l a g e  ( N e w  
D e v e l o p m e n t )  
- - - - - - - - - - - - - - - -
S o u r c e :  L a g o s  S t a t e  R e n t  C o n t r o l  a n d  R e c o v e r y  o f  R e s i d e n t i a l  E d i c t ,  1 9 9 7  
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Furthermore, the edict stipulates standard rents payable according to zones and types of residential properties 
Rents in Zone N are the highest while lowest rents are fixed for Zone H as shown in Table 4. 
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A 650 585 525 1,350 1,215 1,090 1,750 2,600 3,750 5,250 8,750 10,500 
B 480 430 . 390 960 865 780 1,250 2,800 3,750 4,375 5,800 7,CXYJ 
c 400 360 325 880 790 710 1,125 1,875 3,000 3,375 4,500 4,875 
D 320 290 260 720 650 585 825 1,500 2,250 2,625 3,750 4,125 
E 280 250 225 560 505 455 750 1,500 1,875 2,650 3,000 3,350 
F 120 110 100 240 215 195 280 320 400 480 600 640 
G 160 145 130 320 290 260 360 400 480 560 640 720 
H 65 60 55 130 115 105 160 225 265 320 400 440 
K 320 290 260 720 650 585 1,000 1,200 1,440 2,000 2,400 2,800 
M 95 85 75 190 170 155 280 360 440 560 640 720 
N 480 430 390 960 865 780 1,875 3,000 4,500 7,000 8,750 10,500 
Source: lagos State Rent Contrd and Recovery ofResidential Edict, 1997 
As the edict stipulates, a standard flat must have the 
following amenities exclusively for the use of the 
tenant: a Living/Dining room of not less than 14m2 , 
standard rooms having dimensional area not less than 
11.2m2 , a Kitchen, Water Closet flush toilet, Bath or 
shower room, electricity supply from National Grid, 
Water supply from the mains or other good source, 
terrazzo flooring in the Living/Dining room and Kitchen, 
and p.v.c. tiles in bedroom. 
Where a flat in Zones A M has a Boys Quarters, a room 
there would attract additional rent and a tenement flat 
having a garage in high density area would attract 
additional rent. In case of a flat lacking any of the 
standard amenities, allowance is made in the standard 
rent amenities that are lacking. Specifically, where a flat 
l a c k s  a n y  o f  t h e  a m e n i t i e s  s p e c i f i e d  a n  a m o u n t  
e q u i v a l e n t  t o  5 %  o f  t h e  s t a n d a r d  r e n t  w o u l d  b e  
d i s c o u n t e d  f o r  t h e  a m e n i t y  t h a t  i s  l a c k i n g ;  a n d  w h e r e  a  
f l a t  h a s  m o r e  t h a n  t h r e e - b e d r o o m s  e a c h  a d d i t i o n a l  
b e d r o o m  w o u l d  a t t r a c t  n o t  m o r e  t h a n  a d d i t i o n a l 2 0 %  o f  
t h e  s t a n d a r d  r e n t  p r e s c r i b e d  f o r  a  t h r e e - b e d r o o m  f l a t .  
A l s o ,  w h e r e  a  f l a t  i n  Z o n e s  A  M  h a s  g a r a g e  a t t a c h e d  t o  
i t  t h e  f l a t  w o u l d  a t t r a c t  a d d i t i o n a l  r e n t  o f  e q u i v a l e n t  
a m o u n t  f o r  a  r o o m  i n  t h e  z o n e  i n  w h i c h  t h e  f l a t  i s  
l o c a t e d .  W h e r e  a  r o o m  i s  m o r e  o r  l e s s  t h a n  1 1 . 2 m
2
,  a n  
i n c r e a s e  o r  d e c r e a s e  a s  t h e  c a s e  m a y  b e  o f  6 0 %  o f  t h e  
u n i t  r a t e  p e r  s q u a r e  m e t r e  o f  t h e  s t a n d a r d  r e n t  w o u l d  b e  
a l l o w e d  f o r  e a c h  s q u a r e  m e t r e  i n c r e a s e  o r  d e c r e a s e .  
R e s e a r c h  M e t h o d o l o g y  
I n  a t t a i n i n g  t h e  s t a t e d  a i m  a n d  o b j e c t i v e s  a n  
e x p l o r a t o r y  s t u d y  w a s  c a r r i e d  o u t  o n  t h e  e d i c t .  I n  t h i s  
r e s p e c t ,  p r o v i s i o n s  i n  t h e  e d i c t  w e r e  s t u d i e d  f o r  a n  
u n d e r s t a n d i n g  o f  b a s i c  m e a n i n g  a n d  i n t e r p r e t a t i o n  t h a t  
a r e  d e v o i d  o f  l e g a l  j a r g o n s .  
T h e  r e n t s  s t i p u l a t e d  i n  t h e  e d i c t  a c c o r d i n g  t o  z o n e s  
w e r e  c o m p a r e d  w i t h  t h e  o p e n  m a r k e t  r e n t s  o b t a i n e d  
f r o m  a  s u r v e y  o f  E s t a t e  S u r v e y o r s  a n d  f r o m  p r o p e r t y  
p a g e s  o f  n e w s p a p e r s  a n d  m a g a z i n e s  i n  L a g o s  
m e t r o p o l i s .  D a t a  o n  t h e  o p e n  m a r k e t  r e n t  w e r e  
o b t a i n e d  f r o m  o n e  h u n d r e d  a n d  t w e n t y  o u t  o f  t h r e e  
h u n d r e d  a n d  t w e n t y - f i v e  r e g i s t e r e d  f i r m s  o f  E s t a t e  
S u r v e y o r s  a n d  V a l u e r s  i n  L a g o s  m e t r o p o l i s .  
Q u e s t i o n n a i r e s  w e r e  a d m i n i s t e r e d  i n  A p a p a ,  L a g o s  
I s l a n d ,  L a g o s  m a i n l a n d ,  a n d  l k e j a  w h i c h  a r e  f o u r  
a d m i n i s t r a t i v e  d i v i s i o n s  w i t h i n  t h e  L a g o s  m e t r o p o l i s  t o  
o b t a i n  p r e v a i l i n g  o p e n  m a r k e t  r e n t a l  v a l u e s  o f  t h e  
p r o p e r t i e s  c o v e r e d  b y  t h e  e d i c t .  A v e r a g e s  o f  t h e  r e n t s  
o b t a i n e d  f r o m  t h e  f i r m s  w e r e  d e t e r m i n e d  f o r  e a c h  t y p e  
o f  a c c o m m o d a t i o n  u n i t s .  
F o r  p u r p o s e  o f  a n a l y s i s  i n  t h i s  s t u d y ,  s t a t u t o r y  r e n t s  i n  
1 9 9 7  w e r e  r e v i e w e d  a t  m a x i m u m  r a t e  o f  2 0 %  e v e r y  
t h r e e  y e a r s  a s  s t i p u l a t e d  b y  t h e  e d i c t  c o n s i d e r i n g  t h e  
s t a t u t o r y  a n d  o p e n  m a r k e t  r e n t s  a s  a t  2 0 0 7  w h e n  t h e  
s t u d y  w a s  c a r r i e d  o u t .  I l l u s t r a t i n g  t h e  a p p r o a c h  f o r  
c a l c u l a t i n g  t h e  s t a t u t o r y  r e n t ,  f l o o r  p l a n s  o f  t w o  
h y p o t h e t i c a l  t h r e e - b e d r o o m  f l a t s  a s s u m e d  t o  b e  
l o c a t e d  i n  Z o n e  N  w e r e  p u r p o s i v e l y  u s e d  f o r  
i l l u s t r a t i o n .  T h e  p r o c e s s  f o r  c a l c u l a t i n g  s t a t u t o r y  r e n t  a s  
i l l u s t r a t e d  i s  e q u a l l y  a p p l i c a b l e  t o  o t h e r  z o n e s  a n d  t y p e  
o f  a c c o m m o d a t i o n  i n  t h e  s t u d y  a r e a .  O n e  o f  t h e  f l o o r  
p l a n s  h a s  a c c o m m o d a t i o n  d e t a i l s  l a r g e r  t h a n  s t a n d a r d  
s p a c e ,  t h e  o t h e r  p l a n  h a s  s p a c e  s m a l l e r  t h a n  s t a n d a r d  
s t i p u l a t e d  i n  t h e  e d i c t .  
A  p r i o r i  h y p o t h e s i s  w a s  a l s o  t e s t e d .  T h e  h y p o t h e s i s  i s  
t h a t ,  o v e r  t h e  l o n g  r u n ,  t h e r e  i s  n o  s i g n i f i c a n t  d i f f e r e n c e  
b e t w e e n  t h e  o p e n  m a r k e t  a n d  s t a t u t o r y  r e n t s  i n  a l l  t h e  
z o n e s  o f  L a g o s  S t a t e .  I n  d o i n g  s o ,  t h e  m u l t i p l e  s a m p l e  
c o m p a r i s o n s  o f  t h e  i n d e p e n d e n t  m e a n s  a n d  a n a l y s i s  
o f  v a r i a n c e  ( A N O V A )  o f  t h e  w i t h i n  a n d  i n - b e t w e e n  
v a r i a b l e s  w e r e  a d o p t e d .  T h e  p r o c e d u r e  c o m p a r e d  d a t a  
i n  t w o  c o l u m n s  o f  d a t a  f i l e s  a n d  c o n s t r u c t e d  s t a t i s t i c a l  
t e s t s  t o  d e t e r m i n e  t h e  r e l a t i o n s h i p  b e t w e e n  t h e  o p e n  
m a r k e t  a n d  s t a t u t o r y  r e n t s .  T h e  F - t e s t  i n  t h e  A N O V A  
d e t e r m i n e d  w h e t h e r  t h e r e  w e r e  s i g n i f i c a n t  d i f f e r e n c e s  
a m o n g s t  t h e  m e a n s  b y  d e c o m p o s i n g  v a r i a n c e  o f  t h e  
d a t a  i n t o  t w o  c o m p o n e n t s ,  n a m e l y ,  a  b e t w e e n - g r o u p  
a n d  w i t h i n - g r o u p  c o m p o n e n t s  a t  9 5 %  l e v e l  o f  
c o n f i d e n c e .  A  P - v a l u e  o f  t h e  F - t e s t  t h a t  w a s  l e s s  t h a n  
0 . 0 5  i n d i c a t e d  s t a t i s t i c a l l y  s i g n i f i c a n t  d i f f e r e n c e  
b e t w e e n  t h e  m e a n s  o f  t h e  i n d e p e n d e n t  v a r i a b l e s .  
A n a l y s i s  a n d  D i s c u s s i o n  
T h e  a p p r o a c h  f o r  d e t e r m i n a t i o n  o f  s t a n d a r d  r e n t  u n d e r  
e d i c t  w i l l  b e s t  b e  a p p r e c i a t e d  u s i n g  h y p o t h e t i c a l  f l o o r  
p l a n s  i n  F i g s .  1  a n d  2 .  F i g . 1  i s  a  s k e t c h  p l a n  o f  a  t h r e e -
b e d r o o m  f l a t  w i t h  f l o o r  d i m e n s i o n s  a b o v e  t h o s e  
s t i p u l a t e d  b y  t h e  e d i c t  w h i l e  F i g .  2  h a s  d i m e n s i o n s  l e s s  
t h a n  s t a n d a r d  s t i p u l a t e d  i n  t h e  e d i c t  a s  s h o w n  b e l o w .  
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Fig.1: Floor Plan of Hypothetical Three-Bedroom Flat (with accommodation dimensions above statutory 
requirement) I 
Fig. 2 is a sketch floor plan of a hypothetical three-bedroom flat with dimensions below those 
stipulated by the edict. 
Fig.2: Floor Plan of Hypothetical Three-Bedroom Flat 
(with accommodation dimensions below statutory requirement) 
U s i n g  F i g . 1 ,  t h e  c a l c u l a t i o n  o f  s t a t u t o r y  r e n t  o f  h y p o t h e t i c a l  t h r e e - b e d r o o m  f l a t  w i t h  a c c o m m o d a t i o n  s p a c e  t h a t  i s  
m o r e  t h a n  t h e  s t a n d a r d  s t i p u l a t e d  i s  d e t a i l e d  i n  T a b l e  5 .  
A s  d e t a i l e d  i n  T a b l e  5 ,  t o t a l  a l l o w a n c e  f o r  e x t r a  f l o o r  s p a c e  i n  t h e  h y p o t h e t i c a l  f l a t  i s  N 3 ,  3 0 9 . 6 6  p e r  m o n t h .  
C o n s e q u e n t l y ,  t h e  s t a n d a r d  r e n t  f o r  t h e  f l a t  a s s u m e d  t o  h a v e  b e e n  c o n s i d e r e d  i n  Z o n e  N  i s  N 7 ,  8 0 9 . 6 6 .  
T a b l e  5 :  C a l c u l a t i o n  o f  R e n t  o f  H y p o t h e t i c a 1 3 - B e d r o o m  F l a t  ( w i t h  s p a c e  a b o v e  s t a n d a r d  s i z e )  
S I N  A m e n i t i e s  
S t a t u t o r y  A c t u a l  D i f f e r e n c e  A l l o w a n c e  f o r  e x t r a  
( S t a n d a r d )  
D i m e n s i o n  o f  
b e t w e e n  a c t u a l  f l o o r  s p a c e  @  6 0 %  o f  
D i m e n s i o n s  H y p o t h e t i c a l  f l a t .  a n d  e x p e c t e d  u n i t  r a t e / m
2  
o f  s t a n d a r d  
( A )  
( B )  
( B - A )  
r e n t : ( B - A ) x  N 5 7 . 7 2 / m
2  
N p e r m o n t h  
1 .  M a s t e r ' s  B e d r o o m  
1 1 . 2 m -
2 9 . 7 7 r r t  1 8 . 5 7  m "  
1 ,  0 7 1 . 8 6  
2  B e d r o o m !  
1 1 . 2 m - 2 0 . 8 4 m t  9 . 6 4  m t  
5 5 6 . 4 2  
3  
B e d r o o m  I I  
1 1 . 2 m -
2 0 . 8 4 m
2  
9 . 6 4  m -
5 5 6 . 4 2  
4  L i v i n g  R o o m / D i n i n g  
1 4 . 0 m
2  
3 3 . 4 9  m
2  
1 9 . 4 9  m -
1 ,  1 2 4 . 9 6  
5  K i t c h e n  
- - - -
6  W C C u b i c l e  
- - - -
7  













T O T A L  
N 3 ,  3 0 9 . 6 6  
T h i s  a m o u n t  i s  m a d e  u p  o f  N 4 ,  5 0 0  a s  t h e  m o n t h l y  s t a t u t o r y  r e n t  f o r  t h e  s t a n d a r d  s p a c e  a n d  N 3 ,  3 0 9 . 6 6  p e r  m o n t h  
f o r  e x t r a  s p a c e  a b o v e  t h e  s t a n d a r d  i n  t h e  e d i c t .  I n  c o m p a r i s o n ,  t h e  s t a n d a r d  r e n t f o r  t y p i c a l  t h r e e - b e d r o o m  f l a t  w i t h  
f l o o r  s p a c e  b e l o w  s t a n d a r d  s i z e  i s  d e t e r m i n e d  a s  s h o w n  i n  T a b l e  6 .  
S I N  
A m e n i t i e s  S t a t u t o r y  A c t u a l  
D i f f e r e n c e  A l l o w a n c e  f o r  
e x t r a  
( S t a n d a r d )  D i m e n s i o n  o f  
b e t w e e n  f l o o r  s p a c e  @  6 0 %  o f  
D i m e n s i o n s  H y p o t h e t i c a l  
a c t u a l  a n d  u n i t  r a t e / m
2  
o f  s t a n d a r d  
( A )  
f l a t  
e x p e c t e d  ( B - A )  
r e n t :  ( B  
- A )  
X  
( B )  
N 5 7 . 7 2 / m
2  
1  
M a s t e r ' s  B e d r o o m  
1 1 . 2 0  m - 1 1 . 2 2  m -
+ 0 . 0 2  m
2  
1 . 1 5  
2  
B e d r o o m !  
1 1 . 2 0 m -
9 . 3 0  m
2  
- 1 . 9 0  m - ( 1 0 9 . 6 7 )  
3  
B e d r o o m  I I  
1 1 . 2 0  m
2  
1 0 . 2 2  m
2  
- 0 . 9 8  m
2  
( 5 6 . 5 7 )  
4  S i t t i n g  R o o m  
1 4 . 0 0  m -
1 5 . 6 5  m
2  
+  1 . 6 5  m - z  
9 5 . 2 4  
5  


























qlq~ _ _ _ _ _  
N  ( 6 9 . 8 5 )  
I n  c a s e  o f  t h e  h y p o t h e t i c a l  t h r e e - b e d r o o m  f l a t  w i t h  f l o o r  s p a c e  b e l o w  s t a t u t o r y  r e q u i r e m e n t ,  t o t a l  a l l o w a n c e  f o r  t h e  
f l o o r  s p a c e  i s  N ( 6 9 . 8 5 ) .  T h i s  m e a n s  t h a t  a  d e d u c t i o n  w o u l d  b e  m a d e  f r o m  t h e  s t a n d a r d  r e n t  f o r  t h e  s u m  o f  N 6 9 . 8 5 ,  
c o n s e q u e n t l y ,  t h e  s t a n d a r d  r e n t  f o r  t h e  f l a t  a s s u m e d  t o  h a v e  b e e n  c o n s i d e r e d  i n  Z o n e  N  i s  N 4 ,  5 0 0  l e s s  N 6 9 . 8 5 ,  
t h a t  i s ,  t h e  m o n t h l y  r e n t  p a y a b l e  i n  r e s p e c t  o f  t h e  h y p o t h e t i c a l  t h r e e - b e d r o o m  f l a t  i n  Z o n e  N  h a v i n g  f l o o r  s p a c e  t h a t  
i s  l e s s  t h a n  s t a t u t o r y  r e q u i r e m e n t  i s  N 4 ,  4 3 0 . 1 5  p e r  m o n t h .  
C o m p a r i n g  s t a t u t o r y  r e n t s  f i x e d  f o r  1 9 9 7  w i t h  p r e v a i l i n g  o p e n  m a r k e t  r e n t s ,  t h e  a v e r a g e  r e n t s  f o r  T 1  A  T 1  C  a n d  T 2 A  
T 2 C  a r e  p r o j e c t e d  f r o m  1 9 9 7  t o  2 0 0 6  a t  t w e n t y  p e r c e n t  ( 2 0 % )  i n c r e a s e  e v e r y  t h r e e  y e a r s  a s  s t i p u l a t e d  b y  t h e  e d i c t .  
Y e a r  2 0 0 7  i s  t h e  y e a r  o f  t h e  a n a l y s i s ,  t h e  a n a l y s i s  t h e r e f o r e  c o v e r s  a  t e n - y e a r  p e r i o d  a n d  i n d i c a t e s  s t a t u t o r y  r e n t s  
a s  a t  1 9 9 7  p r o j e c t e d  t o  y e a r s  2 0 0 0 ,  2 0 0 3 ,  a n d  2 0 0 6  a s  s h o w n  i n  T a b l e  7 .  
Table 7: Statutory and Open Market Rents According to Zones and Accommodation Type (in Naira/month) 
Statutory Rent (per rmnth) (Projected from 1997 at 20% every three years, ad·usted to nearest Naira) 
Type TlA-TlC T2A-T2C T3 T4 T5 T6 T7 T8 
Zone Year (average)N (average) N N N N N N 
N 
A 1997 587 1,828 1,750 2,600 3,750 5,250 8,750 10,500 
2000 704 2,193 2,100 3,120 4,500 6,300 10,500 12,600 
2003 845 2,632 2,520 3,744 5,400 7,560 12,600 15,120 
200611007 1,014 3158 3024 4,493 6480 9,072 15120 18,144 
2007 (Open Market Rent) 5,000 12,000 18,000 20,000 25,000 28,000 35,000 40,000 
B 1997 433 1,302 1,250 2,800 3,750 4,375 5,800 7,000 
2000 520 • 1,562 1,500 3,360 4,500 5,250 6,960 8,400 
2003 624 1,875 1,800 4,032 5,400 6,300 8,352 10,080 
200612007 749 2,250 2,160 4,839 6,480 7,560 10,023 12,096 
2007 (Open Market Rent) 3,000 5,000 6,000 25,000 30,000 35,000 42,000 50,000 
c 1997 362 794 1,125 1,875 3,000 3,375 4,500 4,875 
2000 434 952 1,350 2,250 3,600 4,050 5,400 5,850 
2003 521 1,143 1,620 O~TMM 4,350 4,860 6,480 7,020 
200612007 625 1,371 1,944 3,240 5,184 5,832 7,776 8,424 
2007 (Open Market Rent) 3,000 6000 7,500 12000 15,000 20,000 50000 60,000 
D 1997 290 652 825 1,500 2,250 2,625 3,750 4, 125 
2000 348 783 . 990 1,800 2,700 3,150 4,500 4,950 
2003 418 940 1,188 2,160 3,240 3,780 5,400 5,940 
200611007 502 1,128. 1,426 2,592 3,888 4,536 6,480 7,128 
2007 (Open Market Rent) 2500 5,000 7,200 8,500 10,000 12,000 13000 15,000 
E 1997 252 507 750 1,500 1,875 2,650 3,000 3,350 
2000 303 609 900 1,800 2,250 3,180 3,600 4,020 
2003 364 731 1,080 2,160 2,700 3,816 4,320 4,824 
200612007 437 877 1296 2592 3 240 4 580 5184 5 789 
2007 (Open Market Rent) 1,500 3000 4500 6000 7500 10,000 12,000 15,000 
F 1997 110 217 280 320 400 480 600 640 
2000 132 261 336 384 480 576 720 768 
2003 159 314 404 461 576 692 864 922 
200611007 191 377 485 554 692 831 1,037 1,107 
2007 (Open Market Rent) 1000 2,000 3,500 4800 6,500 8750 9,500 10800 
G 1997 145 290 360 400 480 560 640 720 
2000 174 348 432 480 576 672 768 864 
2003 209 418 519 576 692 807 922 1,037 
200611007 251 502 623 692 831 969 1,106 1,245 
2007 (()pen Market Rent) 800 1500 3,000 4,500 6,000 8000 9,500 10,500 
H 1997 60 117 160 225 265 320 400 440 
2000 72 141 192 270 318 384 480 528 
2003 87 170 231 324 382 461 576 634 
200611007 105 204 278 389 459 554 692 761 
2007 (Open Market Rent) 1,200 2,500 3,500 4,800 6500 7,800 9,000 10,800 
K 1997 290 652 1,000 1,200 1,440 2,000 2,400 2,800 
2000 348 783 1,200 1,440 1,728 2,400 2,880 3,360 
2003 418 940 1,440 1,728 2,074 2,880 3,456 4,032 
200611007 502 ' 1,128 1728 2,074 2,489 3456 4148 4,839 
2007 (Open Market Rent) 1,500 3,000 3,600 4,800 6,000 7500 8,000 9500 
M 1997 85 172 280 360 440 560 640 720 
2000 102 207 336 432 528 672 768 864 
2003 123 249 404 519 634 807 922 1,037 
200611007 148 299 485 623 761 969 1,107 1245 
2007 (Open Market Rent) 800 1,500 3,600 4,800 6000 7,500 9000 12 000 
N 1997 
' 
434 869 1,875 3,000 4,500 7,000 8,750 10,500 
2000 521 1,043 2,250 3,600 5,400 8,400 10,500 12,600 . 
2003 626 1,252 2,700 4,320 6,480 10,080 12,600 15,120 
200611007 752 1503 3240 5184 7776 12096 15120 18144 
2007 (()pen Market Rent) 3500 6,000 7,500 18,000 25000 40,000 60,000 100000 
N. B. The open market and statutory rent prevailing in the year of analysis are indicated in bold and italics 
T e s t i n g  o f  t h e  H y p o t h e s i s  
I n  t e s t i n g  t h e  h y p o t h e s i s  t h a t  o v e r  t h e  l o n g  r u n  t h e r e  i s  n o  s i g n i f i c a n t  d i f f e r e n c e  b e t w e e n  t h e  o p e n  m a r k e t  a n d  
s t a t u t o r y  r e n t s  i n  a l l  z o n e s  o f  L a g o s  S t a t e ,  t h e  m u l t i p l e - s a m p l e s  c o m p a r i s o n  a n d  a n a l y s i s  o f  v a r i a n c e  t e c h n i q u e s  
w e r e  a d o p t e d  f o r  a n a l y s i s  o f  t h e  w i t h i n  a n d  i n - b e t w e e n  v a r i a b l e s .  D a t a  i n  t w o  c o l u m n s  o f  d a t a  f i l e  w e r e  c o m p a r e d  
u s i n g  s t a t i s t i c a l  t e s t s  t o  c o m p a r e  t h e  s a m p l e s .  T h e  F - t e s t  i n  t h e  A N O V A  r e v e a l s  w h e t h e r  t h e r e  a r e  s i g n i f i c a n t  
d i f f e r e n c e s  a m o n g s t  t h e  m e a n s  o f  o p e n  m a r k e t  a n d  s t a t u t o r y  r e n t s  d e c o m p o s i n g  t h e  v a r i a n c e  o f  t h e  d a t a  i n t o  t w o  
c o m p o n e n t s  o f  b e t w e e n - g r o u p  a n d  w i t h i n - g r o u p  c o m p o n e n t s ,  s e t  a t  a l p h a  l e v e l  o f  0 . 0 5 .  T h e  r e s u l t  o f  t h e  a n a l y s i s  i s  
s u m m a r i z e d  i n  T a b l e  8 .  
T a b l e  8 :  S u m m a r y  o f  A n a l y s i s  o f  I n d e p e n d e n t  V a r i a b l e s  
Z o n e  
R e s u l t  o f  A n a l y s i s  
R e m a r k s  
A  
T h e  o p e n  m a r k e t  r e n t s  r a n g e  f r o m  ~RIMMM t o  W - 4 0 ,  0 0 0  p e r  
T h e r e  i s  a  s t a t i s t i c a l l y  s i g n i f i c a n t  d i f f e r e n c e  
m o n t h  a n d  s t a t u t o r y  r e n t s  f r o m  ~1IM14 t o  W - 1 8 ,  1 4 4  p e r  
b e t w e e n  t h e  m e a n s  o f  t h e  t w o  v a r i a b l e s  a t  
m o n t h ;  T h e  F - r a t i o  w h i c h  i s  a  r a t i o  o f  t h e  b e t w e e n - g r o u p  
9 5 . 0 %  c o n f i d e n c e  l e v e l .  
e s t i m a t e  t o  t h e  w i t h i n - g r o u p  e s t i m a t e  e q u a l s  1 0 . 8 8 9 3 ;  P -
v a l u e  o f  0 . 0 0 5 3  i n d i c a t e d  f r o m  t h e  a n a l y s i s  i s  l e s s  t h a n  
0 . 0 5  
B  T h e  m u l t i p l e - s a m p l e  
c o m p a r i s o n  s h o w s  t h a t  t h e  o p e n  T h e r e  i s  a  s t a t i s t i c a l l y  s i g n i f i c a n t  d i f f e r e n c e  
m a r k e t  r e n t  i n  Z o n e  B  r a n g e  f r o m  N 3 ,  0 0 0  t o  N 5 0 ,  0 0 0  p e r  
b e t w e e n  t h e  m e a n s  o f  o p e n  m a r k e t  r e n t s  a n d  
m o n t h  w h i l e  t h e  s t a t u t o r y  r e n t s  r a n g e  f r o m  N 7 4 9  a n d  N 1 2 ,  
s t a t u t o r y  r e n t s  a t  9 5 . 0 %  c o n f i d e n c e  l e v e l .  
0 9 6  p e r  m o n t h .  T h e  F - r a t i o  e q u a l s  7 . 9 1 6 1  i n d i c a t i n g  t h e  
r a t i o  o f  t h e  b e t w e e n - g r o u p  e s t i m a t e  t o  t h e  w i t h i n - g r o u p  
e s t i m a t e ;  P - v a l u e  b e i n g  0 . 0 1 3 8  i s  l e s s  t h a n  0 . 0 5  
c  T h e  m u l t i p l e - s a m p l e  c o m p a r i s o n  i n d i c a t e s  t h a t  t h e  o p e n  
T h e r e  I S  s t a t i s t i c a l l y  s i g n i f i c a n t  d i f f e r e n c e  
m a r k e t  r e n t  r a n g e s  f r o m  ~P I 0 0 0  t o  ~K 0 0 0  p e r  m o n t h  
b e t w e e n  t h e  m e a n s  o f  t h e  o p e n  m a r k e t  a n d  
w h i l e  t h e  s t a t u t o r y ·  r e n t  r a n g e s  f r o m  ~OR t o  W - 8 ,  4 2 4  p e r  
s t a t u t o r y  r e n t s  i n  a t  9 5 . 0 %  c o n f i d e n c e  l e v e l .  
m o n t h ;  T h e  F - r a t i o  i n  t h i s  c a s e  e q u a l s  5 . 0 7 3 0 2 ;  P - v a l u e  i s .  
0 . 0 4 0 9 .  T h i s  i n d i c a t e s  t h a t  t h e  P - v a l u e  i s  l e s s  t h a n  0 . 0 5  
D  
T h e  o p e n  m a r k e t  r e n t s  i n  t h e  z o n e  r a n g e  f r o m  W - 1 ,  5 0 0  t o  T h e r e  i s  a  s t a t i s t i c a l l y  s i g n i f i c a n t  d i f f e r e n c e  
W - 1 5 ,  0 0 0  p e r  m o n t h  w h i l e  s t a t u t o r y  r e n t s  r a n g e  f r o m  W - 4 3 7  b e t w e e n  t h e  m e a n s  o f  t h e  o p e n  m a r k e t  a n d  
t o  W - 5 ,  7 8 9 ;  T h e  F - r a t i o  e q u a l s  1 0 . 8 8 5 7 ;  T h e  P - v a l u e  i s  s t a t u t o r y  r e n t s  a t  9 5 . 0 %  c o n f i d e n c e  l e v e l .  
0 . 0 0 5 3 .  P - v a l u e  o f  t h e  F - t e s t  i s  l e s s  t h a n  0 . 0 5 .  
E  T h e  o p e n  m a r k e t  r e n t s  i n  t h e  z o n e  r a n g e  f r o m  W - 1 ,  5 0 0  t o  T h e r e  i s  a  s t a t i s t i c a l l y  s i g n i f i c a n t  d i f f e r e n c e  
W - 1 5 ,  0 0 0  p e r  m o n t h  w h i l e  s t a t u t o r y  r e n t s  r a n g e  f r o m  W - 4 3 7  b e t w e e n  . t h e  m e a n s  o f  t h e  o p e n  m a r k e t  a n d  
t o  W - 5 ,  7 8 9 ;  T h e  F - r a t i o  i s  6 . 1 4 6 1 3 ;  T h e  P - v a l u e  i s  0 . 0 2 6 5 ,  s t a t u t o r y  r e n t s  a t  9 5 . 0 %  c o n f i d e n c e  l e v e l .  
P - v a l u e  o f  t h e  F - t e s t  i s  l e s s  t h a n  0 . 0 5  
F  
T h e  o p e n  m a r k e t  r e n t s  r a n g e  f r o m  W - 1 ,  0 0 0  t o  W - 1 0 ,  8 0 0  p e r  T h e r e  i s  a  s t a t i s t i c a l l y  s i g n i f i c a n t  d i f f e r e n c e  
a n n u m  w h i l e  s t a t u t o r y  r e n t s  r a n g e  f r o m  W - 1 9 1  t o  W - 1 ,  1 0 7  b e t w e e n  t h e  m e a n s  o f  t h e  o p e n  m a r k e t  a n d  
p e r  m o n t h .  T h e  F - r a t i o  i n  t h i s  c a s e  e q u a l s  1 6 . 3 7 9 4  a n d  P - s t a t u t o r y  r e n t s  a t  t h e  9 5 . 0 %  c o n f i d e n c e  l e v e l .  
v a l u e  i s  0 . 0 0 1 2  i n d i c a t i n g  t h a t  t h e  P - v a l u e  o f  t h e  F - t e s t  i s  
l e s s  t h a n  0 . 0 5  
G  
T h e  o p e n  m a r k e t  r e n t s  r a n g e  f r o m  W - 8 0 0  t o  W - 1 0 ,  5 0 0  p e r  S i n c e  t h e  P - v a l u e  o f  F  - t e s t  i s  l e s s  t h a n  0 . 0 5 ,  
m o n t h ,  a n d  s t a t u t o r y  r e n t s  r a n g e  f r o m  W - 2 5 1  t o  W - 1 ,  2 4 5  p e r  
t h e r e  
i s  
a  s t a t i s t i c a l l y  s i g n i f i c a n t  d i f f e r e n c e  
m o n t h .  T h e  F - r a t i o  i s  1 3 . 2 0 5  a n d  P - v a l u e  o f 0 . 0 0 2 7 .  
b e t w e e n  t h e  m e a n s  o f  t h e  o p e n  m a r k e t  a n d  
s t a t u t o r y  r e n t s  a t  9 5 . 0 %  c o n f i d e n c e  l e v e l .  
H  
T h e  o p e n  m a r k e t  r e n t s  r a n g e  f r o m  W - 1 ,  2 0 0  f r o m  W - 1 0 ,  8 0 0  
T h e r e  i s  a  s t a t i s t i c a l l y  s i g n i f i c a n t  d i f f e r e n c e  
p e r  m o n t h  a n d  s t a t u t o r y  r e n t s  f r o m  W - 1 0 5  a n d  W - 7 6 1  p e r  b e t w e e n  t h e  m e a n s  o f  t h e  o p e n  m a r k e t  a n d  
m o n t h .  T h e  F - r a t i o  e q u a l s  2 0 . 3 0 0 2  w h i l e  t h e  P - v a l u e  i s  
s t a t u t o r y  r e n t s  a t  t h e  9 5 . 0 %  c o n f i d e n c e  l e v e l .  
0 . 0 0 0 5 ,  a n d  s i n c e  t h e  P - v a l u e  o f t h e  F - t e s t  i s  l e s s  t h a n  0 . 0 5  
K  
T h e  o p e n  m a r k e t  r e n t s  r a n g e  f r o m  W - 1 ,  5 0 0  t o  W - 9 ,  5 0 0  p e r  
S i n c e  t h e  P - v a l u e  o f  t h e  F - t e s t  i s  l e s s  t h a n  0 . 0 5  
m o n t h  w h i l e  t h e  s t a t u t o r y  r e n t s  r a n g e  f r o m  W - 5 0 2  t o  W - 4 ,  t h e r e  i s  
a  s t a t i s t i c a l l y  s i g n i f i c a n t  d i f f e r e n c e  
8 3 9 .  T h e  F - r a t i o ,  i n  t h i s  c a s e  e q u a l s  7 . 0 6 7 1 6  w h i l e  P - v a l u e  
b e t w e e n  t h e  m e a n s  o f  t h e  t w o  v a r i a b l e s  a t  t h e  
i s  0 . 0 1 8 7 .  
9 5 . 0 %  c o n f i d e n c e  l e v e l .  
M  
T h e  o p e n  m a r k e t  r e n t s  r a n g e  f r o m  W - 8 0 0  t o  W - 1 2 ,  0 0 0  p e r  
T h e  P - v a l u e  o f  t h e  F - t e s t  i s  l e s s  t h a n  0 . 0 5 .  T h i s  
a n n u m  w h i l e  t h e  s t a t u t o r y  r e n t s  r a n g e  f r o m  W - 1 4 8  t o  W - 1 ,  
i n d i c a t e s  t h a t  t h e r e  i s  a  s t a t i s t i c a l l y  s i g n i f i c a n t  
2 4 5  p e r  a n n u m .  T h e  F - r a t i o  e q u a l s  1 3 . 4 5 1 5  a n d  P - v a l u e  i s  
d i f f e r e n c e  b e t w e e n  t h e  m e a n s  o f  t h e  o p e n  
0 . 0 0 2 5  
m a r k e t .  a n d  
s t a t u t o r y  
r e n t s '  a t  
t h e  
9 5 . 0 %  
c o n f i d e n c e  l e v e l .  
N  
T h e  o p e n  m a r k e t  r e n t s  r a n g e  f r o m  N 3 ,  5 0 0  t o  N l O O ,  0 0 0  
P - v a l u e  o f  t h e  F  - t e s t  i s _ l e s . s . .  t h a n  0 . 0 3  i n d i c . a . t i n g  
p e r  m o n t h  w h i l e  s t a t u t o r y  r e n t s  r a n g e  f r o m  N 7  5 2  t o  N  1 8 ,  
1 h a t  t h e r e  i s  a  s t a t i s t i c a l l y  s i g n i f i c a n t  d i f f e r e n c e  
1 4 4 .  T h e  
F  - r a t i o  
i s  
2 6 . 3  8 5 4  w h i l e  
P - v a l u e  
e q u a l s  
b e t w e e n  t h e  m e a n s  o f  t h e  o p e n  m a r k e t  a n d  
0 . 0 0 0 3 2 2 5 3 5  
s t a t u t o r y  r e n t s  a t  t h e  9 5 . 0 %  c o n f i d e n c e  l e v e l .  
n 1  
b '  




















The analysis in Table 8 has revealed that the P-value for each zone is less than 0.05 thereby rejecting the null 
hypothesis that there is no significant difference between the controlled and open market rents in the study area 
thus accepting the alternative hypothesis. In other words, the analysis confirms that there is significant difference 
between the statutory and open market rental values of residential premises covered by the edict. 
Further analysis of the P-values by comparison across all zones to determine the levels of deviation from set level 
of confidence reveals the details in Table 9 
Table 9: De-tails of P-valu.es and Percen-tage on Alpha Level 
Zone P-value o/o dif"t"erence f"rom 0.05 
A 0.0053 89.4 . 
B 0.0138 72.4 
c MKM~M9 18.2 
D 0.0053 89.4 
E 0.0265 47.0 
F 0.0012 97.6 
G 0.0027 94.6 
H 0 .0005 99.0 
K 0.0187 62.6 
]\.1[ 0.0025 95.0 
N 0.00032 99.4 
Table 9 clearly reveals that the P-values differ across 
the zones. It indicates that Zone N has the highest 
percentage deviation from set alpha level of 0.05, while 
the lowest deviation is indicated for Zone C. The 
implication is that the difference between open market 
and statutory rents across the zones is widest in Zone N 
and least in Zone C. 
Summary and Concluding Remarks 
The differences in statutory and open market rents are 
not equal across zones in the study area, varying with 
The overall finding of the study is that there is significant 
difference between the means of open market and 
statutory rents across zones in the study area. The 
statutory rent fixed on residential properties in the study 
area has no impact on the amount paid and received as 
rents. There is wide disparity between the open market 
rents and statutory rents in all the zones as the analysis 
has shown, this confirms that landlords and tenants are 
not observing the provisions of the edict as it relates to 
payments and receipts of statutory rents. 
The study finds that the annual statutory rent stipulated 
by the edict increased at average of eighty-three 
percent (83%) on rent paid at the immediate past 
review. Using 1997 as base year, the projected rents 
that increased every three years translate to about fifty-
eight percent (58%) in 2007. In other words, the 
statutory rents only increased by 58% at the end of the 
tenth year. This will definitely be a disincentive to 
investors in residential premises with rental values 
below N250, 000 as stipulated by the edict in view of 
rising cost of maintenance and inflation which is at 17% 
per annum apart from tenement rates and other 
outgoings. 
The study also finds that the edict has deliberately left 
out high income residential communities covering only 
areas commonly occupied by low income-earners, 
urban poor and blighted areas of Lagos. Rents are 
varied relative to locations with communities at outlying 
precincts of Lagos metropolis such as Epe, Badagry, 
lkorodu, and other rural communities demarcated into 
Zones E, F, G, H, K, and M command low rental values 
while communities within the Lagos metropolis are 
zoned into Zones A, B, C, D, and N with higher statutory 
rentfixed. 
Conclusion and Recommendations 
The Lagos State government . definitely had good 
intention of protecting low income earners and dwellers 
of the areas with high rental values in the metropolitan 
Lagos; the method of fixing such rents is arbitrary and 
questionable. The rents for communities were probably 
fixed intuitively by civil servants that drafted the edict 
rather than estate surveyors and valuers who have 
been trained to advice on fair rental value. It appears 
set to protect the residents of rural and outlying 
locations of the Lagos metropolis from arbitrary rent 
increases but the approach will be a disincentive to 
developers ofthe type of accommodation units affected 
by the edict. The percentage increase will not be 
remunerative enough to cover the annual increase in 
cost of repairs, maintenance, tenement rates, and other 
outgoings. 
Restricting the landlord to ridiculously low statutory 
rents will rather affect the low income earners and 
urban poor that the edict aimed to protect. The 
landlords would always find ways to 'cut corners' and 
avoid falling into the trap of the law by resorting to black 
market letting by which the rent collected from tenants 
are falsified on receipt issued by the landlord. In the 
long run it may not be attractive to invest in low rental 
properties. 
Surely, the maxim that one cannot give what one does 
not have and one cannot control the price of what is not 
within one's total control should apply. The Lagos State 
Government really cannot control the price of what it is 
n o t  p r o d u c i n g  o t h e r w i s e  t h e  i n c i d e n c e  o f  b l a c k  m a r k e t  
b y  w h i c h  t e n a n t s  p a y  e x o r b i t a n t  r e n t s  a n d  l a n d l o r d s  
i s s u e  r e c e i p t s  f o r  l o w e r  s t a t u t o r y  r e n t s  w i l l  c o n t i n u e  t o  
p r e v a i l .  T h e  r e s i d e n t s  o f  L a g o s  S t a t e  t h a t  t h e  e d i c t  
o r i g i n a l l y  s e t s  t o  p r o t e c t  w i l l  b e  e x p o s e d  t o  g r e a t e r  e v i l s  
a n d  w i l l  b e c o m e  w o r s e  o f f .  
R a t h e r  t h a n  c o n t r o l  r e n t ,  i t  w i l l  b e  e x p e d i e n t  f o r  
g o v e r n m e n t  t o  p r o v i d e  e n a b l i n g  e n v i r o n m e n t  f o r  t h e  
u r b a n  p o o r  t o  o w n  p e r s o n a l  h o u s e s  a t  t r u l y  l o w  c o s t  b y  
e m p o w e r i n g  t h e m  t o  h a v e  a c c e s s  t o  f i n a n c e  w i t h o u t  
c u t - t h r o a t  r e q u i r e m e n t s ,  s t r i n g e n t  c o l l a t e r a l  a n d  e q u i t y  
c o n t r i b u t i o n s .  I t  i s  t r i t e  t h a t  t h e  m o r e  t r u l y  t h e  l o w  c o s t  
h o u s i n g  u n i t s  t h e  l o w e r  t h e  r e n t a l  v a l u e s  o f  r e s i d e n t i a l  
p r o p e r t i e s ,  o v e r  t h e  l o n g  r u n .  
S u f f i c e  t o  a s k  f u r t h e r  q u e s t i o n s .  H a s  t h e  e d i c t  r e a l l y  
p r o t e c t e d  t h e  l o w  i n c o m e  e a r n e r s ,  u r b a n  p o o r  a n d  
r e s i d e n t s  o f  r u r a l  a n d  b l i g h t e d  c o m m u n i t i e s  i n  L a g o s  
S t a t e ?  A r e  t h e  s t a t u t o r y  r e n t s  f a i r  a n d  r e m u n e r a t i v e  
e n o u g h  f o r  i n v e s t o r s  i n  t h e  l o w  i n c o m e  r e s i d e n t i a l  
p r e m i s e s ?  I n  v i e w  o f  t h e  r e n t  e d i c t ,  w i l l  i t  b e  w o r t h w h i l e  
t o  i n v e s t  i n  s u c h  p r o p e r t i e s ?  A r e  t h e  p r o v i s i o n s  i n  t h e  
e d i c t  e f f e c t i v e  i n  c o n t r o l l i n g  r e n t s  i n  t h e  s t u d y  a r e a ?  T h e  
a n s w e r  t o  t h e s e  q u e s t i o n s  i s  " N o " .  T h e  s t u d y  h a s  s h o w n  
t h a t  t h e r e  a r e  s i g n i f i c a n t  d i f f e r e n c e s  a m o n g s t  t h e  
s t a t u t o r y  a n d  o p e n  m a r k e t  r e n t s  i n  a l l  t h e  z o n e s  a n d  
c a t e g o r i e s  o f  r e s i d e n t i a l  p r o p e r t i e s  a f f e c t e d  b y  t h e  
e d i c t .  C o n s e q u e n t l y ,  i t  i s  n o t  r e a s o n a b l e  t o  a l l o w  t h e  
e d i c t  p r e v a i l s  a n d  i t  i s  t h e r e f o r e  h i g h  t i m e  i t  w a s  
r e p e a l e d .  R a t h e r  t h a n  c o n t r o l  t h e  r e n t  o f  r e s i d e n t i a l  
p r o p e r t i e s  L a g o s  S t a t e  g o v e r n m e n t  i n  c o l l a b o r a t i o n  
w i t h  t h e  o t h e r  t i e r s  s h o u l d  g i v e  e n a b l i n g  e n v i r o n m e n t  
t h a t  w i l l  t r u l y  e n c o u r a g e  u r b a n  r e s i d e n t s  o w n  p e r s o n a l  
h o u s e s  t h e r e b y  r e d u c i n g  t h e  o p e n  m a r k e t  r e n t  o n  t h e  
l o n g  r u n .  
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